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The Local Plan Committee is asked to note the Strategic Housing Market Assessment 

Update to be added to the Council’s Local Plan Evidence Base 
 
1. Decision(s) Required 
 
1.1 To note the Strategic Housing Market Assessment Update for 

publication on the Council’s website and addition to the Local Plan 
Evidence Base.  

 
2. Reasons for Decision(s) 
 
2.1 An up-to-date Strategic Housing Market Assessment (SHMA) is 

required by Government to support the implementation of current 
adopted policies and underpin the development of a new Local Plan by 
providing a robust and credible evidence base.    

 
3. Alternative Options 
 
3.1  The Council could choose not to include the SHMA in its evidence base, 

but as the report is considered to be sound this is not an acceptable 
option since the Council needs to demonstrate that its Local Plan 
housing policies are founded on a solid evidence base.  

 
4. Supporting Information 
 
4.1 The SHMA update was prepared for Braintree, Chelmsford, Colchester 

and Tendring Councils by consultants HDH Planning and Development 
Ltd.  The full study will be published on the Council’s Evidence Base 
webpage and the Executive Summary report is attached as Appendix 
1.   It follows the Objectively Assessed Housing Needs Study (OAHN) 
(July 2015) which identified that the four council areas comprised a 
Strategic Housing Market Area (HMA).  The Committee considered the 
findings of the OAHN study at its 20 August 2015 meeting.  

 
4.2 The SHMA update report follows the guidance in the latest published 

National Planning Practice Guidance (NPPG) to calculate the level of 
affordable housing need and the size and tenure of all dwellings 
required within the OAHN Study.  



  
4.3  Previous SHMA work, published in 2014 by David Couttie Associates, 

reflected earlier Government guidance, which has since been revoked. 
Its geographical scope was also different as it included Maldon and 
Brentwood, but not Tendring.  The Update report replaces this work 
and, together with the OAHN Study, provides the Council with 
Government guidance compliant evidence on housing requirements.  

 
4.4 Paragraph 159 of the National Planning Policy Framework (NPPF) sets 

out the role of a SHMA, which is to demonstrate that local planning 
authorities have a clear understanding of the housing requirement of 
their area.  It states that local planning authorities should work with 
neighbouring authorities where housing market areas cross 
administrative boundaries, to identify the scale and mix of housing, and 
the range of tenures that the local population is likely to require over 
the plan period which: 

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

• addresses the need for all types of housing, including 
affordable housing and the needs of different groups in 
the community (such as, but not limited to, families with 
children, older people, people with disabilities, service 
families and people wishing to build their own homes); 
and 

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

 
4.5 The first and third bullet points are addressed in the OAHN Study and 

the second bullet point is addressed in the Update report.  The NPPF 
outlines how a SHMA fits into the wider housing policy framework and 
the more specific guidance contained in NPPG sets out how the 
various elements of a SHMA should be undertaken, including a 
detailed model for the assessment of affordable housing need. 

 
4.6 An effective housing requirements study is based on a thorough 

understanding of what local housing costs and how it varies.  The 
SHMA update report describes the changes in the housing market that 
have been recorded in the HMA and provides a comparison of the cost 
of different tenures to identify the housing market gaps that exist 
(Chapter 3).   

 
4.7   The SHMA sets out variations between authorities and provides 

information for each authority to provide specific local evidence.  For 
example, the average price of dwellings in Chelmsford is higher than 
both the county and national average, whilst the average price of 
homes in Colchester and Braintree is just below the national average.  
Average prices in Tendring are notably lower than all other areas. The 
report also shows that between 2010 and 2015 mean property prices 
have increased fastest in Colchester (17.9%), with price rises in 
Braintree (13.5%) and Chelmsford (12.4%) being below the county-



wide average (16.5%), but above the national average (10.4%).  The 
increase in Tendring of 9.5% was lower than both the national average 
as well as the county-wide average (Table S.1, page 9). 

 
4.8 The SHMA update report focuses principally on the size and tenure of 

all dwellings required within the OAHN Study (Chapter 4) and the 
calculation of the level of affordable housing need (Chapter 5).  The 
SHMA Update report also provides information on the accommodation 
requirements of certain household groups as set out in the NPPG and 
which have an appreciable impact on the housing market within the 
HMA (Chapter 6). 

 
4.9   It is important to note that the affordable housing need figure is not 

derived directly from the housing target (OAHN).  The housing target 
provides an overall number of units required, but does not dictate their 
level of affordability.  The affordable housing need figure is an 
unconstrained figure that reflects the current housing market situation.  
It is not a component of the OAHN but is calculated using a completely 
different approach and different data sources.   

 
4.10 The affordable housing need figure only becomes relevant to the 

OAHN if it is so high it dictates an upward adjustment to the OAHN to 
increase the overall supply of housing.  In Colchester, the report 
concluded that the affordable housing requirement of 30.2% could be 
met by the OAHN identified and no adjustment would be required to 
this figure.  It is noted that while the evidence supports a target of 30-
35%, other evidence such as the Council’s viability assessment will 
also need to be considered and allowance will need to be taken of the 
fact that some sites may not deliver affordable housing for example, 
due to government policy thresholds.   

 
4.11 The SHMA update report uses a Long Term Balancing Housing Market 

(LTBHM) model in accordance with the NPPG  to break down the 
OAHN to identify the tenure and size of housing required for each 
authority within the SHMA.  This model uses secondary data to 
determine the future demand for housing by size and tenure based on 
the profile of households expected to be resident in each authority area 
in 2037. The 2037 households are then compared to the current stock 
profile and gaps identified to determine any new accommodation 
required.  (see S.26, p.13 in Executive Summary) NPPG indicates that 
over-crowding should be addressed so the model is adjusted to reflect 
this along with an assessment of future occupation and tenure 
patterns.  The information from the affordable housing needs model 
and the LTBHM model allows the 920 dwellings per annum OAHN 
target number to be broken down in the figure below to show the size 
of housing required within different tenures in Colchester.  

 
4.12   The affordable housing need is calculated in accordance with the 

NPPG using a four stage model which assesses unmet need, newly 



arising need, current affordable housing supply and future affordable 
housing supply. 

 
 
 
 
Annual Requirement for all new housing in Colchester 
 

 
 

Source: Braintree, Chelmsford, Colchester and Tendring Councils 2015 Strategic 
Housing Market Assessment Executive Summary Table S17, p. 27 

 
4.13 Chapter 6 of the report considered the impact of subgroups of the 

population on the housing target.  In terms of specialist accommodation 
for older persons, in the overall HMA there is a requirement for 7,746 
additional specialist units, of which 7,157 should be sheltered housing 
and 319 should be extracare housing. The requirement for 7,746 
additional specialist units for older people represents 10.4% of the total 
Objectively Assessed Need for the period to 2037. Further information 
will be gathered on the specific housing requirements generated by the 
University of Essex and the Colchester Garrison and by those wishing 
to build their own homes. This will be used to update the evidence 
base once available. 

 
4.14 The private rented sector is becoming increasingly important in the 

HMA, increasing by 93.9% between 2001 and 2011 to 19.5% of the 
population.  17,877 private rented households were estimated to live 
currently in Colchester (para 6.34 and 6.35, p. 77 of main report 
Background Paper). 

 
4.15 The Update report seeks to establish the potential demand for 

discounted market housing (including Starter Homes) and shared 
ownership.  It concludes that there is a potential annual demand from 
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all age groups for 48 discounted home ownership dwellings and 224 
shared ownership dwellings in Colchester (Table 3.7 and 3.8, p. 44 of 
main report Background Paper). (The shared ownership figures include 
households able to afford discounted home ownership).  The low level 
of demand for discounted new home ownership reflects the fact that it 
is more expensive than entry-level home ownership (which includes 
both new and existing houses), with the exception of three bedroom 
homes in Colchester, and accordingly cannot be considered to address 
local affordable housing needs.  It is important to note that numbers 
also represent just the potential demand and not the tenure 
preferences of these households.   

 
5. Proposals 
 
5.1 It is proposed that the Committee note the findings of the Strategic 

Housing Market Assessment Update. 
 
6. Strategic Plan References 

6.1 Effective strategic planning supports the Strategic Plan Action Plan 
which includes a commitment to make Colchester a vibrant, 
prosperous, thriving and welcoming place.  

7. Consultation 
 
7.1 The Strategic Housing Market Assessment will form part of the 

evidence base supporting the Council’s Local Plan.  The Local Plan is 
covered by a comprehensive consultation programme as set forth in 
the Council’s Statement of Community Involvement (SCI).   

 
8. Publicity Considerations 
 
8.1 The information on affordable housing demand could warrant press 

attention and may influence the size and tenure of dwellings offered by 
developers under S106 agreements.  

 
9. Financial Implications 
 
9.1 There are no direct financial implications.  

 
10. Equality, Diversity and Human Rights Implications 
 
10.1 An Equality Impact Assessment has been prepared for the Local 

Development Framework and is available to view by clicking on this 
link:-   

            http://www.colchester.gov.uk/article/4962/Strategic-Policy-and-
Regeneration  
or go to the Colchester Borough Council 
website www.colchester.gov.uk and follow the pathway from the 
homepage:   Council and Democracy > Policies, Strategies and 

http://www.colchester.gov.uk/article/4962/Strategic-Policy-and-Regeneration
http://www.colchester.gov.uk/article/4962/Strategic-Policy-and-Regeneration
http://www.colchester.gov.uk/


Performance > Equality and Diversity > Equality Impact Assessments > 
Strategic Policy and Regeneration and select Local Development 
Framework from the Strategic Planning and Research section.  
 

10.2 There are no particular Human Rights implications. 
 
11. Community Safety Implications 
 
11.1 None 
 
12. Health and Safety Implications 
 
12.1 None  
 
13. Risk Management Implications 
 
13.1 Provision of a robust evidence base to inform planning policies is 

intended to reduce the risk of inappropriate development. It will provide 
consistent advice to landowners, developers, officers, Councillors and 
members of the public.  Timely production of a Local Plan will avoid the 
potential risk of Government intervention to take over plan production. 

 
14.     Disclaimer 
 
14.1 The information in this report was, as far as is known, correct at the 

date of publication.  Colchester Borough Council cannot accept 
responsibility for any error or omission. 

  
Background Papers 
 
Full Report – Strategic Housing Market Update 
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Important Notice 
 
HDH Planning and Development Ltd has prepared this report for the sole use of Braintree, 
Chelmsford, Colchester & Tendring Councils in accordance with the proposal and instructions under 
which our services were performed.  No other warranty, expressed or implied, is made as to the 
professional advice included in this report or any other services provided by us. This report may not 
be relied upon by any other party without the prior and express written agreement of HDH Planning 
and Development Ltd. 
 
Some of the analysis, conclusions and recommendations contained in this report are based upon 
information provided by others and upon the assumption that all relevant information has been 
provided by those parties from whom it has been requested. Information obtained from third parties 
has not been independently verified by HDH Planning and Development Ltd, unless otherwise 
stated in the report. The recommendations contained in this report are concerned with affordable 
housing and current planning policy, guidance and regulations which may be subject to change. 
They reflect a Chartered Surveyor’s perspective and do not reflect or constitute legal advice and 
the Council should seek legal advice before implementing any of the recommendations. 
 
Certain statements made in the report may constitute estimates, projections or other forward-
looking statements and even though they are based on reasonable assumptions as of the date of 
the report, such forward-looking statements, by their nature, involve risks and uncertainties that 
could cause actual results to differ materially from the results predicted. HDH Planning and 
Development Ltd specifically does not guarantee or warrant any estimate or projections contained 
in this report. 
 
 
 
HDH Planning and Development Ltd  
Clapham Woods Farm, 
Keasden, Nr Clapham, 
Lancaster.  LA2 8ET 
simon@drummond-hay.co.uk 
015242 51831 / 07989 975 977 
Registered in England 
Company Number 08555548 
 
 
Issued 8th January 2016 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
COPYRIGHT 
© This report is the copyright of HDH Planning and Development Ltd. Any unauthorised 
reproduction or usage by any person other than the addressee is strictly prohibited 
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Introduction  

S.1 This report follows from the Objectively Assessed Housing Needs Study (OAHN) (Peter 

Brett Associates, July 2015) for Braintree, Chelmsford, Colchester and Tendring and forms 

part of the overall Strategic Housing Market Assessment (SHMA).  The OAHN Study 

identified the Housing Market Area (HMA) as incorporating the aforementioned Council 

areas and calculates the Objectively Assessed Need for housing across the HMA1. This 

report is focused on detailing the future type and tenure of housing needed in the HMA. 

This report is therefore limited to: 

 Examination of the latest data on the labour market and the resident population 

and a profile of the housing stock in the HMA and the changes that have occurred 

to it. 

 Analysis of the price of property in the HMA and the affordability of housing for 

residents. 

 Production of an analysis of the entire housing market within the long-term 

balancing housing markets model (LTBHM). 

 Calculation of outputs for the affordable housing needs model strictly in accordance 

with the Planning Practice Guidance (PPG) approach. 

 An analysis of the specific housing situation of the particular sub-groups of the 

population identified within the National Planning Policy Framework (NPPF). 

 A conclusion summarising the implications of these results. 

S.2 To help disseminate the purpose of this work and ensure the accuracy of this report (and 

the assumptions used) stakeholders’ views have been sought through the development of 

this study. An informal consultation event was held on the 28th September, after which 

written comments were invited. 

Socio-economic context 

Demography 

S.3 The Census indicates that the resident population in the HMA in 2011 was 626,516 and 

that since 2001 the population had increased by 7.4%, just under 43,000 people. The size 

of the household population has increased at a faster rate between 2001 and 2011 (8.4%).  

S.4 Figure S.1 illustrates the age composition of the population in the HMA in 2001 and 2011 

according to the Census. It shows that since 2001 the number of people aged 60 to 74 has 

                                                

1 At the time of this report, Tendring Council are further reviewing the OAHN for Tendring District.  This is likely 
to result in a different OAHN figure.  This change may have an impact on those parts of this report that relate 
to Tendering, but will not impact the results that relate to the three other Councils.  The catalyst for this review 
was the release of the 2012 projections and concerns around the treatment of ‘unattributable population 
change’ (UPC). 
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markedly increased as has population in the HMA aged 15 to 29, and 75 and over. In 

contrast the number of people aged between 30 and 44 has decreased.  

Figure S.1 Population composition in the HMA (2001 and 2011) 

 
Source: 2001 & 2011 Census 

S.5 The 2011 Census suggests that the Black, Asian and Minority Ethnic (BAME) population 

constitutes 5.2% of the total population in the HMA, which continues to be notably smaller 

than the regional and national figures (9.1% in the East and 14.5% in England). The ‘Asian 

or Asian British’ represents the largest BAME group in the HMA area (comprising 2.3% of 

total population).  

S.6 Figure S.2 compares the household composition in the HMA in 2011 with that recorded for 

the East region and England. The overall household distribution across the HMA area does 

not differ notably from the regional and national averages. Tendring records the most 

distinctive profile, with high levels of single person and older person only households.  
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Figure S.2 Household composition in the HMA, the East region and England, 2011 

 
Source: 2011 Census 

Employment profile of residents in the HMA 

S.7 The Census provides an overview of the employment situation in the HMA in 2011. It 

shows that of all residents in work in the HMA (excluding those who are also students), 

16.9% are self-employed, with 60.8% full-time employees and 22.9% part-time employees. 

Since the 2001 Census the number of part-time employees in the HMA has increased by 

25.4%, and the number of full-time employees has risen by 1.3%. The number of self-

employed residents in the HMA has increased by 20.6%.  

S.8 Figure S.3 shows the change in the proportion of the working age population claiming Job 

Seekers Allowance in the HMA, since January 2007. Over the last three years 

unemployment has fallen dramatically in all areas and currently the rate of unemployment 

is 1.0% in Colchester, 1.2% Braintree and Chelmsford and 2.1% in Tendring.  
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Figure S.3 Level of unemployment in the HMA (2007-2015) 

 
Source: ONS Claimant count 

S.9 Some 40.9% of employed residents in the HMA work in professional or technical jobs and 

just 16.6% work as operatives or in elementary occupations. The Census data indicates 

that under a quarter (23.4%) of working-age residents in the HMA have no qualifications, 

similar to the figure for the East region and England (both 22.5%).  

Income 

S.10 Figure S.4 shows the change in the mean income of full-time employees resident in each 

authority in the HMA, the East region and England since 2008. Chelmsford has recorded 

the highest increase since 2008 within the HMA (at 15.7%) followed by Colchester (13.3%), 

Braintree (8.0%) and then Tendring (6.0%). The comparative regional and national figures 

are 8.5% across the East and 7.2% for England. It is important to note that these figures 

assess individual incomes rather than household incomes. 

0%

1%

2%

3%

4%

5%

6%

Jan-07

M
ay-07

S
ep-07

Jan-08

M
ay-08

S
ep-08

Jan-09

M
ay-09

S
ep-09

Jan-10

M
ay-10

S
ep-10

Jan-11

M
ay-11

S
ep-11

Jan-12

M
ay-12

S
ep-12

Jan-13

M
ay-13

S
ep-13

Jan-14

M
ay-14

S
ep-14

Jan-15

M
ay-15

P
ro

p
o

rt
io

n
 o

f 
w

o
rk

in
g

 a
g

e
 p

o
p

u
la

ti
o

n
 

c
la

im
in

g
 jo

b
 s

e
e

k
e

rs
 a

llo
w

a
n

c
e

Month, Year

HMA Braintree

Chelmsford Colchester

Tendring East

England



Braintree, Chelmsford, Colchester & Tendring Council’s HMA 
SHMA Executive Summary – 2015 

 
 

7 

Figure S.4 Change in mean annual income of full-time employed residents 2008-2014 

 
Source: ONS Annual Survey of Hours and Earnings (2008-2014) 

S.11 CACI Paycheck estimates that the mean gross annual household income in the HMA is 

£38,688, which is 1.0% below the regional equivalent (£39,071) and 5.6% above the 

England & Wales figure (£36,636). The same data source indicates that the mean gross 

annual household income in Braintree is £41,078, whilst it is £45,204 in Chelmsford, 

£38,588 in Colchester and £29,071 in Tendring. 

S.12 Figure S.5 shows how household income at various points on the income distribution for 

each local authority. The data indicates that households in Chelmsford are the most 

affluent in the HMA, followed by households in Braintree and then Colchester. Household 

incomes in Tendring are not only notably lower than the other authorities in the HMA but 

also lower than the national and regional averages.  

Figure S.5 Distribution of annual gross household income 

 
Source: CACI Paycheck, 2015 
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Dwelling profile 

S.13 The Census indicates that there were 275,417 dwellings in the HMA in 2011, and that 

since 2001 the number of dwellings has increased by 9.3%, over 23,300 properties. The 

most common property type across the HMA is detached houses followed by semi-

detached dwellings.  

S.14 The Census indicates that 35.1% of households in the HMA are owner-occupiers without 

a mortgage, 35.8% are owner-occupiers with a mortgage, 12.9% of households are 

resident in the social rented sector and some 15.1% of households live in private rented 

accommodation. Figure S.6 shows the change in the size of each tenure between the 2001 

and 2011 Census. The figure shows that in all areas the private rented sector has 

increased dramatically and the number of owner-occupiers with no mortgage has also 

grown. In comparison the number of owner-occupiers with a mortgage has decreased. The 

social rented sector has generally shown the smallest change. It should be noted that 

whilst the owner-occupied (with mortgage) sector has decreased, the number of shared 

ownership properties has increased. 

Figure S.6 Change in number of households in each tenure 2001 to 2011 

 
*Includes shared ownership. Source: 2001 & 2011 Census 

The cost and affordability of housing 

S.15 Recent house price data from the Land Registry, from the second quarter of 2015, is 

presented for the four authorities in the HMA, Essex and England & Wales as a whole in 

Table S.1. The prices recorded for the second quarter of 2010 are also presented and the 

change in mean price over the last five years is shown.  

S.16 The table indicates that the average price of dwellings in Chelmsford in Quarter 2 2015 is 

higher than both the County and national average, whilst the average price of homes in 
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Colchester and Braintree is just below the national average. Average prices in Tendring 

are notably lower than all other areas presented. The table also shows that between 2010 

and 2015 average prices have increased fastest in Colchester, with price rises in Braintree 

and Chelmsford being below the County-wide average, but above the national figure. The 

increase in Tendring of 9.5% was lower than both the national average of 10.4% as well 

as the figure for Essex as a whole.  

Table S.1 Change in mean property prices 2010-2015 

Location 
Mean price 

Apr- Jun 2010 

Mean price 

Apr- Jun 2015 

Percentage change 
recorded 

2010-2015 

Braintree £216,582 £245,839 13.5% 

Chelmsford £265,444 £298,242 12.4% 

Colchester £204,097 £240,690 17.9% 

Tendring £173,337 £189,733 9.5% 

Essex £243,155 £283,301 16.5% 

England & Wales £230,940 £255,051 10.4% 

Source: Land Registry 

Entry-level market accommodation 

S.17 To fully understand the affordability of housing within an area, it is necessary to collect 

data on the cost of housing by number of bedrooms. This ensures that it is possible to 

assess the ability of households to afford market housing of the size required by that 

particular household. However, no secondary data contains this information. As part of this 

study we have therefore undertaken a price survey to assess the current cost of market 

(owner-occupied and private rented) and affordable housing in the HMA area.  

S.18 Entry-level property prices by number of bedrooms were obtained in each local authority 

via an online search of properties advertised for sale during September 2015. The results 

of this online price survey are presented in Figure S.7. In accordance with the PPG, entry-

level prices are based on lower quartile prices (paragraph 025 Reference ID: 2a-025-

20140306). There was almost universal agreement amongst stakeholders that the lower 

quartile was the appropriate point on the distribution to represent the entry-level cost in the 

HMA. The prices recorded include a discount to reflect that the full asking price is not 

usually achieved (with sales values typically 5% lower in Tendring and 3% lower in the rest 

of the HMA). The figure indicates that entry-level prices range from £79,750 for a one 

bedroom home in Tendring, up to £342,000 for a four bedroom property in Chelmsford.  
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Figure S.7 Entry-level property prices by size and local authority 

 
Source: Online estate agents survey September 2015 

S.19 Whilst private rent levels vary by local authority across the HMA, the distinction between 

the areas is less marked than with owner-occupation, reflecting that location is not as 

important a determinant in rent levels as condition and situation (i.e. the neighbourhood, 

the access and other very local factors) of the property. Entry-level private rents for each 

price market are presented in Figure S.8. The figure indicates that entry-level rents in the 

HMA range from £450 per month for a one bedroom home in Tendring up to £1,315 per 

month for a four bedroom property in Chelmsford.  

Figure S.8 Entry-level private rents by size and local authority 

 
Source: Online estate agents survey September 2015 
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Affordable sector 

S.20 Table S.2 below illustrates the cost of social rented dwellings across each local authority 

in the HMA. As can be seen, the costs are significantly below those for private rented 

housing, particularly for larger homes, indicating a significant potential gap between the 

social rented and market sectors. 

Table S.2 Social rented costs (per month) 

Bedrooms Braintree Chelmsford Colchester Tendring 

One bedroom £338 £386 £334 £346 

Two bedrooms £396 £452 £391 £391 

Three bedrooms £431 £510 £448 £443 

Four bedrooms £500 £594 £524 £520 

Source: HCA’s Statistical Data Return 2014, Councils’ LAHS 2015 

S.21 Affordable Rent is a relatively new product that has been introduced to reduce the 

requirement for capital subsidy for affordable accommodation. It is within the definition of 

affordable housing in the NPPF and is intended to house households on the Housing 

Register. It is not an intermediate product, but a new form of affordable housing for rent 

that coexists with the existing Social Rent tenure. Whilst there remain long-standing 

tenancies on social rent, the majority of new rented affordable accommodation in the HMA 

is as affordable rent; both re-lets from the existing stock and new affordable rented 

accommodation added to the stock. The Affordable Rent levels charged in each local 

authority within the HMA are set out in Table S.3. A comparison with median market rents 

indicates that Affordable Rent levels are around 65% to 75% of market rents in the HMA.  

Table S.3 Affordable Rent costs (per month) 

Bedrooms Braintree Chelmsford Colchester Tendring 

One bedroom £416 £468 £384 £370 

Two bedrooms £511 £563 £496 £474 

Three bedrooms £673 £606 £641 £580 

Four bedrooms £731 £642 £758 £747 

Source: HCA’s Statistical Data Return 2014 

Intermediate products 

S.22 A range of intermediate options are available for households in the HMA and the costs of 

these are profiled. Shared ownership is more expensive than market entry housing for 

three and four bedroom homes in Braintree and Tendring, more expensive than four 

bedroom homes in Colchester and more expensive than two, three and four bedroom 

homes in Chelmsford. In the other instances it is cheaper than market housing and can be 

considered an affordable product.  
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S.23 Discounted home ownership is based on selling a home for a proportion of the market 

value with no residual rent to pay. Discounted home ownership with an 80% share is more 

expensive than entry-level market accommodation (generally private rent) and shared 

ownership accommodation. It is also more expensive than entry-level home ownership, 

with the exception of three bedroom homes in Colchester.  

Affordability of housing 

S.24 Assessing the affordability of market housing in an area is crucial to understanding the 

sustainability of the housing market. The household income distribution differentiated by 

household type can be used to assess the ability of households in each authority to afford 

the size of market home that they require (according to the bedroom standard) as set out 

above. Figure S.9 shows the current affordability of households in each local authority area 

by household type and number of bedrooms required. This is the theoretical affordability 

of households, as the analysis considers all households regardless of whether the 

household intends to move.  

S.25 The data indicates that 49.4% of lone parent households in Braintree would be unable to 

afford market housing (if they were to move home now), as would 40.7% of lone parent 

households in Chelmsford, 43.3% of lone parent households in Colchester and 46.2% of 

lone parent households in Tendring. Single non-pensioner households are also relatively 

unlikely to be able to afford, whilst couple households without children are most likely to 

be able to afford market housing in Colchester and Tendring, with couple households with 

children most likely to be able to afford in Chelmsford and Braintree. Households requiring 

a four bedroom home are least likely to be able to afford this size of market housing in all 

parts of the HMA.  
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Figure S.9 Theoretical affordability of market housing in the HMA 

 
Source: Braintree, Chelmsford, Colchester & Tendring Councils 2015 Strategic Housing Market Assessment 
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change in the household composition in each area indicated within these projections drives 

the size and tenure demand profiles generated by the model. Figure S.10 indicates the 

change in these household types that will occur between 2015 and 2037. The figure 

indicates that the number of lone parent households are expected to increase the most in 

the HMA, followed by one person households. Couples with children are projected to fall 

in number. 

Figure S.10 Change in household structure, 2015 – 2037 

 
Source: Braintree, Chelmsford, Colchester & Tendring Councils 2015 Strategic Housing Market Assessment 
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Tenure of housing required 

S.30 Table S.4 shows the tenure profile required by households resident in the HMA in 22 years’ 

time in comparison to the tenure profile recorded currently. The difference between these 

two distributions is the change required to the housing stock over this period. The results 

show that 48.7% of new housing should be owner-occupied, 27.4% private rented, 1.8% 

should be shared ownership and 22.1% Social Rent/Affordable Rent.  

Table S.4 Tenure of new accommodation required in the HMA 
over the next 22 years  

Tenure 
Current 

tenure profile 
Tenure profile 

2037 
Change 
required 

% of change 
required 

Owner-occupied 185,091 217,735 32,644 48.7% 

Private rent 53,713 72,043 18,330 27.4% 

Shared ownership 962 2,133 1,171 1.8% 

Social Rent/Affordable Rent 35,163 49,990 14,827 22.1% 

Total 274,929 341,901 66,972 100.0% 

Source: Braintree, Chelmsford, Colchester & Tendring Councils 2015 Strategic Housing Market Assessment 

Size of housing required within each market tenure 

S.31 Table S.5 presents the size of owner-occupied accommodation required in the HMA in 22 

years’ time in comparison to the size profile recorded in the sector currently. The table 

shows that some 42.2% of new owner-occupied dwellings should be three bedroom 

properties, with 32.4% containing two bedrooms, 18.5% having four or more bedrooms 

and 6.9% having one bedroom.  

Table S.5 Size of new owner-occupied accommodation required in the HMA over 
the next 22 years  

Dwelling size Current size 
profile 

Size profile 
2037 

Change 
required 

% of change 
required 

One bedroom 7,270 9,511 2,241 6.9% 

Two bedrooms 41,000 51,574 10,574 32.4% 

Three bedrooms 79,544 93,329 13,784 42.2% 

Four or more bedrooms 57,277 63,321 6,045 18.5% 

Total 185,091 217,735 32,644 100.0% 

Source: Braintree, Chelmsford, Colchester & Tendring Councils 2015 Strategic Housing Market Assessment 

S.32 This analysis can be repeated for private rented housing and is presented in Table S.6. 

The data indicates that of the 18,330 private rented dwellings required within the HMA, 

48.8% should be three bedroom properties, a further 26.8% should have four bedrooms. 

Some 20.7% of dwellings should have two bedrooms and 3.7% one bedroom homes.  
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Table S.6 Size of new private rented accommodation required in the HMA over the 
next 22 years 

Dwelling size 
Current size 

profile 
Size profile 

2037 
Change 
required 

% of change 
required 

One bedroom 10,956 11,618 662 3.7% 

Two bedrooms 23,632 27,428 3,796 20.7% 

Three bedrooms 14,034 22,987 8,953 48.8% 

Four or more bedrooms 5,091 10,009 4,918 26.8% 

Total 53,713 72,043 18,330 100.0% 

Source: Braintree, Chelmsford, Colchester & Tendring Councils 2015 Strategic Housing Market Assessment 

Further detail on the affordable sector  

S.33 As is noted within the PPG, it is necessary to use an alternative model to establish the 

absolute need for affordable housing (as well as to detail the tenure and size of 

accommodation required within this sector). This is because this model does not test the 

affordability of the recommended housing for local households and there is a danger that 

unsustainable income to housing cost ratios could be projected forward. The PPG clearly 

sets out the approach used for calculating the affordable housing need and the results of 

this process for the HMA are presented below.  

Affordable housing need 

S.34 It is necessary to undertake a separate calculation of affordable housing. Paragraph 22 

(Reference ID: 2a-022-20140306) to Paragraph 29 (Reference ID: 2a-029-20140306) of 

the Housing and economic development needs assessments section of the PPG details 

how affordable housing need should be calculated. It defines affordable housing need as 

‘number of households and projected households who lack their own housing or live in 

unsuitable housing and who cannot afford to meet their housing needs in the market’.  

S.35 The PPG goes on to set out the types of households to be considered in housing need: 

 ‘homeless households or insecure tenure (e.g. housing that is too expensive compared to 
disposable income); 

 households where there is a mismatch between the housing needed and the actual dwelling 
(e.g. overcrowded households); 

 households containing people with social or physical impairment or other specific needs 
living in unsuitable dwellings (e.g. accessed via steps) which cannot be made suitable in-
situ 

 households that lack basic facilities (e.g. a bathroom or kitchen) and those subject to major 
disrepair or that are unfit for habitation; 

 households containing people with particular social needs (e.g. escaping harassment) 
which cannot be resolved except through a move.’ 
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S.36 Each stage of the model is calculated separately using locally available data for each 

individual local authority. The PPG states that the figures in the model need to be converted 

to annual flows to establish the total need for affordable housing. Table S.7 sets 

summarises the outputs of each stage of the model and the derivation of the total need for 

affordable housing of 1,360 per year in the HMA. 

Table S.7 Results of the affordable housing needs model 

Stage in calculation HMA 

Stage 1: Current unmet gross need for affordable housing (Total) (Table 5.3) 6,254 

Stage 2: Newly arising affordable housing need (Annual) (Table 5.5) 3,461 

Stage 3: Current affordable housing supply (Total) (Table 5.6) 4,705 

Stage 4: Future housing supply (Annual) (Table 5.9) 2,171 

Stage 5.1 Net current need (Stage 1- Stage 3) (Total) 1,549 

Stage 5.2 Annualise net current need (Stage 5.1/22)  (Annual) 70 

Stage 5.3 Total need for affordable housing (Stage 2+ Stage 5.2 – Stage 4)  
(Annual) 

1,360 

Total gross annual need (Stage 1/22 + Stage 2)  (Annual) 3,745 

Total gross annual supply (Stage 3/22 + Stage 4)  (Annual) 2,385 

Source: Braintree, Chelmsford, Colchester & Tendring Councils 2015 Strategic Housing Market Assessment 

S.37 The model contains detail of the type of households in affordable housing need. This 

includes the number of single person households aged under 35. These individuals are 

deemed suitable to potentially meet their housing needs within the market as part of a 

shared household. This is implied by the Local Housing Allowance regulations, which 

indicate that single people under 35 are only entitled to the shared accommodation rate 

rather than the rate for a one bedroom home. Single person households aged under 35 

are not deemed to be in housing need if they can afford the LHA shared room rate and 

they are excluded from the revised calculation of the total need for affordable housing. In 

the HMA this accounts for 556 households per year. Removing these households adjusts 

the need for new affordable units to 804 (1,360-556) per year in the HMA. The gross need 

(set out in the second last row of the table above) also reduces to 3,189.  

S.38 The suitability of this assumption was discussed at some length at the stakeholder 

consultation event and within the consultation responses submitted. Whilst there was 

broad agreement that it was logical to rationalise the model outputs using this group, there 

were differences of opinions as to whether this should be done and how. The sensitivity 

testing appendix therefore considers this issue in more detail, providing further clarity on 

this group and considering the impact of varying this assumption on the overall requirement 

for affordable housing. 

Size of accommodation required 

S.39 Table S.8 shows the size of accommodation required by households in housing need in 

the HMA (after the refinement of the model). The table suggests that there is a net need 
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for all sizes of affordable housing. The largest net need is for two bedroom 

accommodation, followed by three bedroom homes. The final column shows that the need 

relative to supply is the greatest for four bedroom homes, followed by three bedroom 

accommodation. Households in need requiring one bedroom accommodation are most 

likely to have their need met from the current supply. 

Table S.8 Size of additional units required to meet housing need 

Size of home 

Need requirement 

Gross 
annual 
need 

Gross 
annual 
supply 

Net annual 
need 

As a % of 
total net 
annual 
need 

Supply as a 
% of gross 

need 

One bedroom 1,277 1,112 165 20.5% 87.1% 

Two bedrooms 1,217 853 364 45.3% 70.1% 

Three bedrooms 550 369 181 22.5% 67.1% 

Four or more bedrooms 145 51 94 11.7% 35.1% 

Total 3,189 2,385 804 100.0% 74.8% 

Source: Braintree, Chelmsford, Colchester & Tendring Councils 2015 Strategic Housing Market Assessment 

Type of affordable home required 

S.40 As discussed above, a range of affordable products are available to meet affordable 

housing need in the HMA. How many households in affordable housing need in the HMA 

able to afford these different affordable products has been assessed. The likely supply of 

these dwelling is then calculated. Figure S.11 shows the overall net annual requirement 

for affordable housing in the HMA once the likely supply of affordable accommodation has 

been deducted from the gross need. The figure shows that across the HMA there is a 

requirement for a range of different new affordable rented accommodation, with the 

exception of one bedroom social rented homes, where there is likely to be a surplus. It is 

therefore suggested that a significant number of one bedroom social rented homes could 

be re-let as Affordable Rented accommodation once they become vacant through natural 

churn.  
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Figure S.11 Net annual requirement for affordable housing 

 
Source: Braintree, Chelmsford, Colchester & Tendring Councils 2015 Strategic Housing Market Assessment 
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projected to record the biggest growth in its older person population, (60.6%), followed by 

Chelmsford (57.5%), Braintree (51.0%) and Tendring (44.5%).  

S.44 Given the dramatic growth in the older population and the higher levels of disability and 

health problems amongst older people there is likely to be an increased requirement for 

specialist housing options in the future. We have used the Strategic Housing for Older 

People tool developed by the Housing Learning and Improvement Network2 to consider 

the future requirement for specialist accommodation arising from this group. If it is 

presumed that occupation patterns remain at current levels then there is a requirement for 

7,746 additional specialist units, of which 7,157 should be sheltered housing and 319 

should be extracare housing. The requirement for 7,746 additional specialist units for older 

people represents 10.4% of the total Objectively Assessed Need for the period to 2037.  

S.45 As well as the need for specialist housing for older people there will also be an additional 

requirement for Registered Care. Presuming the current occupation rate by age across the 

area is continued forward, the Strategic Housing for Older People tool indicates there will 

be an additional 6,601 spaces that will be required over the next 23 years. This additional 

accommodation is required to meet the future institutional population and therefore does 

not form part of the new housing to meet the Objectively Assessed Need.  

Households with specific needs 

S.46 Some 17.7% of the resident population in the HMA have a long-term health problem or 

disability. Some 45.3% of all residents with a long-term health problem or disability in the 

HMA had a condition that limited day-to-day activities a lot, with 54.7% having a condition 

that limited activities a little.  

S.47 In addition to specialist accommodation, the Councils help people to remain in their current 

home by providing support and assistance. Figure S.12 shows the number of Disabled 

Facilities Grants that have been completed between 2011/12 and 2014/15 in each 

authority within the HMA. The figure shows that the requirement for these services has 

increased over this period, most notably in Braintree and Tendring.  

                                                

2 http://www.housinglin.org.uk/ 
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Figure S.12 Disabled Facilities Grant completions in the HMA 

 

Source: HMA Councils, 2015 
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Figure S.13 Profile of accommodation for family households in the HMA 

  
*Owner–occupied no mortgage ** Owner-occupied with mortgage, includes shared ownership. Source: 2011 Census 
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Source: Braintree, Chelmsford, Colchester & Tendring Councils 2015 Strategic Housing Market Assessment 
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accommodated. At the time of this report, only Anglia Ruskin University have provided a 

response.  

S.51 Anglia Ruskin University currently has 7,250 students based in Chelmsford. The University 

estimates that there are around 1,000 student households in private rented housing in 

Chelmsford, with accommodation concentrated in particular areas including Rectory Lane 

and Henry Road. The University’s Corporate Plan aims towards increasing the student 

population at the Chelmsford campus to 8,600 by 2017 with the University planning to add 

an extra 100 bedrooms of student accommodation within the next three years to help meet 

this demand.  

S.52 This means that there will be an additional 1,250 students attending university in 

Chelmsford without accommodation. If it is presumed that 40% of these students reside at 

home, then there will be approximately 750 additional students looking for accommodation 

within the private rented sector. Typical occupation levels amongst students in private 

sector multiple occupancy housing would suggest that this would equate to around 175 

new dwellings within the private rented sector. Whilst a growth of 175 private rented 

households in Chelmsford appears fairly large, the increase would represent an average 

annual growth of the private rented sector of just 0.8%. The average annual increase in 

the private rented sector between 2001 and 2011 was 9.2% in Chelmsford, which suggests 

that the housing market should be able to absorb the growth required in the private rented 

sector to house the expanding student population comfortably.  

Service Families  

S.53 The main Ministry of Defence (MoD) site in the HMA is Colchester Garrison in the north 

east of Colchester.  At the time of this report the MoD have not responded to the Councils’ 

recent enquiries with regard to future changes in the Garrison. The Census indicates that 

in 2011 there were 2,501 residents in Colchester employed in the Armed Forces, of which 

1,455 people lived in a communal establishment and 1,046 within a household.  

The private rented sector  

S.54 The private rented sector is becoming increasingly important in the HMA; the Census 

indicates that it increased by 93.9% in the HMA between 2001 and 2011. Figure S.14 

compares the household composition of the private rented sector in the HMA in 2001 to 

the profile of households resident in this tenure in the HMA in 2011. The data shows that 

the households in the sector have diversified. 
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Figure S.14 Change in the household composition of the private rented 
sector in the HMA 

 Source: 2001 and 2011 Census  

S.55 To assess the stability of the sector currently it is useful to consider how the private rent 

levels charged vary over time. Overall data suggests that the private rented sector is fairly 

stable, with rents changing only marginally over the two year period. The data does 

suggest that three and four bedroom rents are the most volatile in the market and that rents 

in Chelmsford have changed the most with rents in Tendring varying the least. 

S.56 The report ‘Who Lives in the Private Rented Sector’ published in January 2013 by the 

British and Social Housing Foundation estimates that nationally around a quarter of private 

tenants are in receipt of Local Housing Allowance. In the HMA the figure is 20.8% 

(excluding Tendring for which data is not available). Further analysis shows that the 

number of private rented tenants in receipt of Local Housing Allowance across the HMA 

has increased by only 0.8% between April 2011 and April 2015. 

People wishing to build their own homes 

S.57 It should be noted that the NPPF specifically refers to people wishing to build their own 

homes within the examples cited in paragraph 159.  The Councils have collated this 

information outside this report. 

Conclusion 

S.58 On completion of the calculation of the need for affordable housing the PPG says at 

Reference ID: 2a-029-20140306: 

The total affordable housing need should then be considered in the context of its likely delivery as 
a proportion of mixed market and affordable housing developments, given the probable percentage 
of affordable housing to be delivered by market housing led developments. An increase in the total 
housing figures included in the local plan should be considered where it could help deliver the 
required number of affordable homes. 
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S.59 It is clear that Planning Authorities should consider whether or not the housing target in 

the Local Plan should be increased to assist with meeting the need for affordable housing. 

Braintree 

S.60 The total annual affordable housing need in Braintree of 212 represents 25.8% of the 

annual projected household growth in the District between 2013 and 2037 (822 households 

per year as identified within the OAHN calculations as provided by Edge Analytics). It is 

clear that the Council can be confident that the affordable housing requirement can be met 

by the OAHN identified and no adjustment is required to this figure.  

S.61 To profile the overall dwelling requirements, the household totals presented in this report 

will be converted to dwelling figures by applying the overall vacancy rate of 2.7% that was 

used by Edge Analytics in their work on the OAHN calculation. Therefore of the 845 

dwellings required per year in Braintree between 2013 and 2037, 218 (25.8%) should be 

affordable, as this is the requirement derived from the affordable housing need model. The 

residual dwellings within the OAHN estimate are market accommodation. The size of 

housing required within these tenures is presented in Figure S.15. The affordable sector 

is informed by the affordable housing needs model. The market profile is informed from 

the LTBHM model; the overall profile of market housing required is then distributed across 

the new market housing requirement total. 

Figure S.15 Annual requirement for all new housing in Braintree 

 
Source: Braintree, Chelmsford, Colchester & Tendring Councils 2015 Strategic Housing Market Assessment 

Chelmsford 

S.62 The total annual affordable housing need in Chelmsford of 175 represents 23.1% of the 

annual projected household growth in the City between 2013 and 2037 (758 households 

per year as identified within the OAHN calculations as provided by Edge Analytics). It is 
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clear that the Council can be confident that the affordable housing requirement can be met 

by the OAHN identified and no adjustment is required to this figure.  

S.63 To profile the overall dwelling requirements, the household totals presented in this report 

will be converted to dwelling figures by applying the overall vacancy rate of 2.2% that was 

used by Edge Analytics in their work on the OAHN calculation. Therefore of the 775 

dwellings required per year in Chelmsford between 2013 and 2037, 179 (23.1%) should 

be affordable, as this is the requirement derived from the affordable housing need model. 

The residual dwellings within the OAHN estimate are market accommodation. The size of 

housing required within these tenures is presented in Figure S.16. The affordable sector 

is informed by the affordable housing needs model. The market profile is informed from 

the LTBHM model; the overall profile of market housing required is then distributed across 

the new market housing requirement total.  

Figure S.16 Annual requirement for all new housing in Chelmsford 

 
Source: Braintree, Chelmsford, Colchester & Tendring Councils 2015 Strategic Housing Market Assessment 

Colchester 

S.64 The total annual affordable housing need in Colchester of 267 represents 30.2% of the 

annual projected household growth in the Borough between 2013 and 2037 (855 

households per year as identified within the OAHN calculations as provided by Edge 

Analytics). It is clear that the Council can be confident that the affordable housing 

requirement can be met by the OAHN identified and no adjustment is required to this figure.  

S.65 To profile the overall dwelling requirements, the household totals presented in this report 

will be converted to dwelling figures by applying the overall vacancy rate 3.8% that was 

used by Edge Analytics in their work on the OAHN calculation. Therefore of the 920 

dwellings required per year in Colchester between 2013 and 2037, 278 (30.2%) should be 

affordable, as this is the requirement derived from the affordable housing need model. The 
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residual dwellings within the OAHN estimate are market accommodation. The size of 

housing required within these tenures is presented in Figure S.17. The affordable sector 

is informed by the affordable housing needs model. The market profile is informed from 

the LTBHM model; the overall profile of market housing required is then distributed across 

the new market housing requirement total.  

Figure S.17 Annual requirement for all new housing in Colchester 

 
Source: Braintree, Chelmsford, Colchester & Tendring Councils 2015 Strategic Housing Market Assessment 

Tendring 

S.66 The total annual affordable housing need in Tendring of 151 represents 27.3% of the 

annual projected household growth in the District between 2013 and 2037 (554 households 

per year as identified within the OAHN calculations as provided by Edge Analytics). It is 

clear that the Council can be confident that the affordable housing requirement can be met 

by the OAHN identified and no adjustment is required to this figure.  

S.67 To profile the overall dwelling requirements, the household totals presented in this report 

will be converted to dwelling figures by applying the overall vacancy rate of 7.2% that was 

used by Edge Analytics in their work on the OAHN calculation. Therefore of the 597 

dwellings required per year in Tendring between 2013 and 2037, 163 (27.3%) should be 

affordable, as this is the requirement derived from the affordable housing need model. The 

residual dwellings within the OAHN estimate are market accommodation. The size of 

housing required within these tenures is presented in Figure S.18. The affordable sector 

is informed by the affordable housing needs model. The market profile is informed from 

the LTBHM model; the overall profile of market housing required is then distributed across 

the new market housing requirement total.  
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Figure S.18 Annual requirement for all new housing in Tendring 

 

Source: Braintree, Chelmsford, Colchester & Tendring Councils 2015 Strategic Housing Market Assessment 
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HDH Planning and Development Ltd is a specialist planning consultancy providing evidence 
to support planning authorities, land owners and developers. 

The firm is led by Simon Drummond-Hay who is a Chartered Surveyor, Associate of Chartered 
Institute of Housing and senior development professional with a wide experience of both 
development and professional practice.  The firm is regulated by the RICS.   

The main areas of expertise are: 

 Community Infrastructure Levy (CIL) 

 District wide and site specific Viability Analysis 

 Local and Strategic Housing Market Assessments and Housing Needs 
Assessments 

 Future Housing Numbers Analysis (post RSS target setting) 

HDH Planning and Development have clients throughout England and Wales. 

 

HDH Planning and Development Ltd 
Registered in England Company Number 08555548 

Clapham Woods Farm, Keasden, Nr Clapham, Lancaster.  LA2 8ET 
simon@drummond-hay.co.uk  015242 51831 / 07989 975 977 
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