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Question 1: Housing calculation 

The Council’s reasons for establishing housing need through an update to the SHMA, as 
opposed to the standard method, are noted. However, we would be grateful for the 
Council’s comments on the following considerations.  

Planning Practice Guidance states that there will be circumstances where it is appropriate 
to consider whether actual housing need is higher than the standard method indicates – 
for example, where there are growth strategies for the area and where funding is in place 
to promote and facilitate additional growth (e.g. Housing Deals). The Oxfordshire Housing 
Deal Delivery Plan states that as the assessments of housing need in Oxfordshire Local 
Plans based on the 2014 Strategic Housing Market Assessment are higher than the Local 
Housing Need figures, they could be used, subject to an appropriate update, as a basis for 
any local plans that will be submitted for examination. This is clearly the basis on which 
the submitted Plan has been approached and which underpins the total requirement of 
1,400 dpa, only a proportion of which can course be met within Oxford.  

However, the Housing Deal Delivery Plan recognises the need for appropriate updates to 
the figures, and the NPPF says that if exceptional circumstances justify an alternative 
approach to the standard method, they must still reflect current and future demographic 
trends and market signals. The Delivery Plan assumption that Oxford’s housing need 
figure is 1,400 dpa has been taken and incorporated into the submitted Local Plan, but it 
appears to have as its basis the 2014 SHMA, itself based on 2011- based interim ONS 
population and 2011-based interim CLG household projections, and it was strongly 
influenced by the assessed affordable housing requirement which at the time would have 
required the provision of over 2,000 dpa to satisfy. These figures are now quite a few 
years old.  

Oxford City - Objectively Assessed Need Update (GL Hearn, 2018) updates the relevant 
evidence in the light of 2014 household projections figures. Paragraphs 9.45 to 9.51 point 
to a prima facie figure for affordable housing need of 1,356 dpa at a site requirement of 
50%, which is significantly lower than the affordable housing figure identified by the 2014 
SHMA. In addition, elsewhere in the 2018 GL Hearn report it is noted that some of the 
households in need of affordable housing would release their current property if provided 
with suitable accommodation so there would be no need for an additional home, and that 
the OAN also includes newly forming households so there is double counting. The report 
notes therefore that the figure of 1,356 may overestimate the affordable housing need. 
This does not appear to be recognised either by the conclusions of the same report or by 
the submitted Plan (paragraph 3.7) which accepts the figure of 1,356 dpa without further 
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adjustment. The overall point here is that the number of homes required to meet 
affordable housing need, though still very high, is significantly lower than the number in 
the 2014 SHMA which fed into the assumed figures in the Housing Deal Delivery Plan.  

It is also noted that the overall housing requirement figure of 1,400 dpa represents a 
notably greater market signals uplift from the 2014-based demographic starting point 
than from the 2011-based starting point in the 2014 SHMA. For example, the OAN Update 
by GL Hearn notes that the same percentage uplift of 85% applied to the revised 
demographic starting point derived from the 2014 household projections would give a 
requirement of 1,004 dpa rather than 1,400 dpa.  

This is an issue which could have a bearing on the level of unmet need which would have 
to be accommodated by neighbouring local authorities, and could potentially affect the 
amount of land released from the Green Belt as well as the development of greenfield 
sites. The Council are invited to comment. 

Reasons for not using the standard methodology for calculating housing need 

1.1 Chapter 5 of the National Planning Policy Framework (NPPF) sets out the national policy 
relating to delivering a sufficient supply of homes. In terms of calculating the amount of 
homes required, paragraphs 59 and 60 are the most relevant. Paragraph 60 of the NPPF 
2019 says that an assessment of the minimum number of homes needed should be 
informed by a local housing need assessment, conducted using the standard method in 
national planning guidance, unless exceptional circumstances justify an alternative 
approach which also reflects current and future demographic trends and market 
signals. As a matter of construction, it is considered that the reference within paragraph 
60 of the Framework to an alternative approach ‘also reflect[ing] current and future 
demographic trends and market signals’ has been included to ensure that housing 
targets that are derived other than through the standard methodology remain sufficient 
to ‘reflect’ current and future demographic trends and market signals. The 
Government’s aim is to increase supply of housing and there is a risk that a housing 
target that is derived from an alternative approach other than the standard method, 
which itself relies upon demographic trends and market signals, would not meet needs 
or the Government’s aims. In other words, paragraph 60 permits the use of an 
alternative to the standard methodology in exceptional circumstances but also sets a 
‘floor’, namely that, if such an approach is used, then it must still be sufficient to 
‘reflect’ current and future demographic trends. The result is likely to be, in most cases, 
that an alternative approach is one which increases the housing target above that which 
would be derived from the use of the standard methodology.  
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1.2 An alternative approach is allowed for in circumstances that apply in Oxford, as 
explained below, which includes where there is a growth deal. The presence of a 
growth deal can logically only result in an increase in housing need above demographic 
trends and market signals derived from use of the standard methodology. Nevertheless, 
the Objectively Assessed Need (OAN) update that supports the Oxford Local Plan 2036 
(the Plan) is informed by demographic trends and market signals, as will be explained in 
this response.  

1.3 The Planning Practice Guidance (PPG) makes clear that the standard method:  

o produces a minimum annual housing need figure, but it does not set the
requirement (Paragraph: 002 Reference ID: 2a-002-20190220);

o is not mandatory (Paragraph: 003 Reference ID: 2a-003-20190220); and

o does not attempt to predict the impact that future government policies,
changing economic circumstances or other factors might have on
demographic behaviour.

1.4 The PPG (Paragraph: 001 Reference ID: 2a-010-20190220) then defines the non-
exclusive considerations that constitute the exceptional circumstances referred to in 
paragraph 60 of the NPPF. This was clarified further in the revisions to the PPG that 
accompanied the February 2019 version of the NPPF. These include growth strategies 
for the area that are likely to be deliverable, for example where funding is in place to 
promote and facilitate additional growth (e.g. Housing Deals); strategic infrastructure 
improvements that are likely to drive an increase in the homes needed locally; or 
previous assessments of need (such as a recently-produced Strategic Housing Market 
Assessment) that are significantly greater than the outcome from the standard method. 

1.5 Oxford City Council (the City Council) considers that several of the circumstances exist 
in Oxford to justify applying an approach that differs from the standard method and it is 
appropriate to plan for a higher level of need than the standard model suggests. This is 
set out in detail within the Assessing and Meeting Housing Need background paper 
(BGP.3). This is also set out in detail in the Statement of Common Ground between all 
the Oxfordshire authorities that was submitted with the Plan (COM.3). 

1.6 In addition to the Oxfordshire Housing and Growth Deal and the strategic infrastructure 
planned and on the horizon through the Oxford to Cambridge corridor investments, 
(with an ambition from the Government that up to one million additional homes will be 
delivered to tackle affordability issues and unlock the Arc’s full potential), which are 
likely to drive an increase in the homes needed we have also, for Oxford, reviewed and 
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updated our evidence on housing needs. This evidence indicates needs are significantly 
greater than the outcome from the standard method. 

1.7 Paragraph 3.1.2 of the Housing Deal Delivery Plan explains that the deal and the 
associated planning flexibilities were set to enable the submission of current suite of 
Oxfordshire Local plans on the current evidential basis, which in paragraph 3.1.3 is 
explained to be the 2014 Strategic House Market Assessment (SHMA). It then sets out 
in 3.2 that the preparation of the Join Statutory Spatial Plan (JSSP) will be based upon 
the Government’s finalised housing need methodology and the implications of the 
Oxford – Milton Keynes - Cambridge Corridor. We acknowledge the part of the delivery 
plan at 3.2.3 that is referred to in the initial questions and comments, which sets out 
that the SHMA 2014 figures could be used subject to an appropriate update. We do not 
consider that such an ‘update’ requires a review of the methodology but an update to 
the inputs if appropriate. Indeed later in that paragraph it is set out that ‘the approach 
adopted would be sound unless there are compelling reasons to indicate otherwise’. An 
update is what has been undertaken in the 2018 OAN Update report accompanying the 
Plan. We do not consider that the update to our evidence provides a reasonable basis 
to move away from the figures that underpinned the Housing and Growth Deal.  

1.8 The 2014 SHMA was commissioned a year after their introduction through the NPPF 
2012 and completed in 2014. Following this, there was a challenging and detailed 
process of cooperation to reach agreement on apportionment of unmet needs within 
the Housing Market Area. This took several years, as is common place with strategic 
planning process. Our evidence has clearly acknowledged the passing of time that has 
occurred since the SHMA and, given the requirements of the new NPPF, it was decided 
that it would be appropriate to update it on the same methodological basis to deliver 
an update to the Strategic Housing Market Assessment for Oxford. The methodology of 
the 2014 SHMA has been tested and found sound on several occasions and therefore it 
was considered appropriate and justified to update it using the same methodology.  

1.9 The 2018 OAN Update (HOU.5) demonstrates that the Housing Deal Delivery Plan 
assumption of 1400 has not been ‘taken and incorporated into the submitted Local Plan’ 
but has been re-assessed to check whether it remains the appropriate basis upon which 
to plan in line with NPPF and the Delivery Plan. We consider that the evidence base 
supporting the plan, including the SHMA 2014, the 2018 SHMA update, the Housing and 
Growth Deal, and the strategic infrastructure on the horizon, justifies the levels of 
housing need. We consider this is also reflective of and responsive to demographic 
trends generally and in particular those associated with the acute affordable housing 
needs. More detail about the SHMA update is provided below in response to the 
detailed questions relating to it. 
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OAN Update 

1.10 The GL Hearn update to the Oxford OAN (HOU.5) provides an appropriate update to the 
housing need figures. The Oxford OAN update has taken account of new 2014-based 
official population projections (May 2016) and associated household projections (July 
2016). It has also considered the 2016-based National Population Projections (October 
2017), although it explains why the household projections have not been used. A range 
of other more recent data has also informed the update, including house price and 
affordability data and more recent economic forecasts. GL Hearn has provided a 
clarification note to clarify the purposes and output of the 2018 Update and to explain 
and further justify the continued use of 1,400dpa as a target. This is shown in Appendix 
1.  

1.11 This recently produced update is a consideration under the circumstances set out in the 
PPG and clearly indicates needs are significantly greater than the outcome from the 
standard method. Needs for different types of housing, particularly affordable housing 
need, is considered to be a clear reflection of types of demographic needs that, if 
unmet, will perpetuate the significant issues faced in the city.  

1.12 The OAN update (HOU.5) deals with objectively assessed need for housing over the 
period to 2036. Housing need in the context of the report ‘refers 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 that demand’ (PPG ID: 2a-003-20140306). 
Thus, need relates to both market and affordable housing and needs arising from both 
the local population and as a result of in-migration to an area.  

OAN Update- assessing affordable housing need 

1.13 The main variation from the standard method in the OAN Update is the inclusion of 
affordable housing needs in reaching an overall housing need. The OAN update assesses 
affordable housing need in the same way as the 2014 SHMA, with the aim of meeting 
the affordable housing need. The methodology for this assessment and the approach to 
incorporating it into housing need has been tested and found to be sound on several 
occasions. The approach followed is appropriate given it is the severe affordable 
housing need that has driven Oxford’s housing requirement in the 2014 SHMA and 
which is acknowledged by the Housing and Growth Deal, which has potential for 
providing £60m of funding to support a bespoke Oxfordshire-wide affordable housing 
delivery programme.   
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1.14 The approach taken to identifying affordable housing need follows the 2014 SHMA. The 
PPG says that ‘all households whose needs are not met by the market can be considered 
in affordable housing need’ (Paragraph: 018 Reference ID: 2a-018-20190220). The 
assessment compares prices and rents with incomes of households to establish what 
proportion of households can meet their needs in the market, and what proportion 
require support and are thus defined as having an ‘affordable housing need’. Types of 
households considered in affordable housing need include the number of homeless 
households, the number of those in priority need currently housed in temporary 
accommodation, those in overcrowded housing etc. The OAN Update (HOU.5) sets out 
the methodology and results of the analysis in paragraphs 6.12-6.48.  

1.15 The total gross need identified of 1,140 per annum, minus the anticipated re-let supply 
of 462 per annum, suggests an affordable housing need (for housing priced below 
private sector rents) of 678 per annum. This is lower than the affordable housing need 
of 1,029 identified in the 2014 SHMA. This is because lower quartile rent has been 
assessed as lower, and notably higher incomes have been recorded. Mean incomes in 
the city were found to be £53,000, compared to £40,000 in the 2014 SHMA.   

1.16 Although some indicators have softened, such as the affordability ratio, there are still 
indicators of significant affordable housing need. It is also the case that the constrained 
supply of housing over many decades will act to suppress demographic forecasts. There 
are many indicators of the general severity and impacts of the housing crisis in Oxford:  

• Oxford is the least affordable city in the country for housing: house prices were
17.3 times annual salaries in 2018 (up from 17.2 in 2017) with the mean
average house price at £511,000. This has risen from 13.7 in 20081.

• In Oxford City, social rents charged by private registered providers in 2018
were 18% above the national average2.

• According to the Valuation Office Agency, private rented housing in Oxford is
also relatively expensive. Monthly rents in the city are some of the highest in
the South East with a mean average rent of £1,437 recorded between April
2017 and March 2018. This is 45% above the South East average and 73%
above the average rent for England3.

• Snapshot HMRC data (from August 16) shows just over 16% of children aged 0-
15 in Oxford were living in low income families4.

• Furthermore End Child Poverty data for 2017/18 estimates that after housing
costs, 29% of Oxford children are living in poverty and in 8 of the 22 Oxford
wards a third or more of children are living below the poverty line after
housing costs5.

1 Source: www.centreforcities.org 
2 Source: ONS. 
3 Source: Valuation Office Agency. 
4 Source: HMRC. 
5 Source: www.endchildpoverty.org.uk 

http://www.centreforcities.org/
http://www.endchildpoverty.org.uk/
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• 10 out of 83 neighbourhoods in Oxford city are amongst the 20% most
deprived in England, and Oxford as a whole is ranked number 166 out of all 326
local authority districts6.

• The chart below7 shows the trend in rough sleeping figures in Oxford city. This
shows the general trend of rough sleeping increasing and shows the bottom
and most visible end of the housing issue.

Using affordable housing need to set a housing requirement 

1.17 The PPG states in paragraph  024 (Reference ID: 2a-024-20190220), that the total 
affordable housing need can be considered in the context of its likely delivery as a 
proportion of mixed market and affordable housing developments, taking into account 
the probable percentage of affordable housing to be delivered by eligible market 
housing led developments. An increase in the total housing figures included in the plan 
may need to be considered where it could help deliver the required number of 
affordable homes. As stated in paragraph 6.49 of the OAN Update, any increase above 
the OAN would increase delivery of affordable housing. On the basis of the 50% 
affordable housing policy an affordable housing need of 678dpa would require a supply 
of 1,356dpa.  

6 Source: Indices of Multiple Deprivation report 2015. 
7 Source: Oxford City Council 
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1.18 The same approach was taken to identifying Oxford’s housing target in the 2014 SHMA. 
An affordable housing net need per annum of 1,029 was identified for Oxford in the 
2014 SHMA. Because of Oxford’s long standing policy requiring 50% of housing to be 
delivered on site, the affordable housing need was doubled to take into account likely 
delivery. I.e. if 2,058 homes were delivered it would be expected that, with half of these 
delivered as affordable homes, this would result in delivery of the needed 1,029 
affordable homes per annum (whereas the demographic base + shortfall was 792 per 
annum).   

1.19 However, this represented a growth rate that was not considered achievable. The need 
figure identified (1,400) was based on a growth rate per annum that was considered a 
deliverable growth rate (based on assessments of high growth rates achieved 
elsewhere), that if the land was available, could be met by the housing market.  Thus 
the housing need figure identified for Oxford in the original 2014 SHMA was not based 
on the application of an 85% uplift; the 85% figure merely describes the amount of 
uplift from the demographic starting point. The starting point in identifying the final 
figures in the 2014 SHMA and the update was the ambition to meet affordable housing 
need in full, which in the 2014 SHMA was tempered by application of a realistic growth 
rate. It is simply that now the growth rate, which the OAN Update considers to still be 
relevant, gets much closer to meeting affordable housing needs in full.  

Impact of double counting 

1.20 The OAN update acknowledges that there is potential for double counting when 
calculating housing need based on delivering sufficient housing to meet affordable 
housing needs. This is because, whilst potential double counting within the affordable 
housing need calculation has been excluded by discounting those already in affordable 
housing, those who would free up market housing if their affordable need is met are 
not discounted from the total need figure (para 6.50). Para 6.51 goes on to say that this 
is very likely to be balanced out by smaller sites providing less than 50% on-site 
affordable housing. It was recognised in the 2018 OAN Update that there is some 
element of double counting within the approach to affordable housing. However, it has 
also identified that this is counteracted because not all sites will deliver 50% affordable 
housing.  

1.21 To assist in clarifying why the element of double counting does not affect the outcome 
or require further adjustment we have provided some analysis of the housing 
trajectory. The 2019 housing trajectory (PSD.4) sets out the likely housing delivery to 
2036, showing a total capacity of 10,884 over the Plan period. The affordable housing 
need in Oxford is so great that it cannot be met by delivery of housing in Oxford alone. 
Even if all sites were to deliver 50% affordable housing this would result in 272 
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affordable dwellings per annum, which is substantially less than the identified 
affordable housing need in the OAN Update (HOU.5) of 678 dwellings per annum.   

1.22 The specifics of the Oxford housing market mean that a significant proportion of the 
housing trajectory is made up of sites that will not deliver 50% on-site affordable 
housing. This includes a forecast of 136 units per year of windfall from small sites where 
policy does not require onsite delivery of affordable housing, student accommodation 
(which is not required to deliver onsite affordable housing), prior approvals and other 
existing commitments that are not required to deliver onsite affordable housing. 
Policies requiring affordable housing contributions from sites that will not deliver onsite 
affordable housing are particularly important in order to try to meet housing need, 
which is specifically affordable housing need.   

1.23 More specifically, the trajectory shows that 5,004 units are expected to come forward 
on sites that are expected to deliver 50% affordable housing in compliance with Policy 
H2, resulting in 2,502 affordable units. This includes sites that may come forward for 
either student accommodation or housing or a mixture of both.  

Type of housing Affordable housing delivery expected 
Market housing with 50% affordable 2,502 
Market housing with less than 50% 
affordable 

Barton AAP allows for 40% affordable housing 
because of infrastructure requirements: 354 onsite 
affordable 
Templars Square application provides for 51 
affordable units 

Employer-linked housing (100% 
affordable to employees at rent 
levels reduced from market level 

391 

Affordable units delivered since 
2016 

143 

This shows there is an anticipated 3,441 affordable units, or 172 per annum over the 
plan period, significantly below the affordable housing need of 678. The remaining 
housing capacity is expected to be delivered from sites providing student 
accommodation. This demonstrates that the minor double counting in the affordable 
housing calculation does not justify an adjustment to the outcomes as it is more than 
outweighed by the fact that not all sites will deliver 50% affordable housing on site. 

Summary 

1.24 Exceptional circumstances exist that enable the City Council to take an approach to 
identifying housing need other than the standard methodology. The OAN Update used 
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recent information as its basis, and followed the methodology of the 2014 SHMA, as 
allowed for by the PPG and the Growth Deal. Some of the signals have clearly reduced, 
and that is not hidden in our evidence base. However, they remain severe, and recent 
information reinforces the position that there is significant affordable housing need in 
Oxford. Affordable housing need has not fallen to a level that affects the overall 
outcome, as when the same methodology applied in 2014 is re-applied the figure that 
emerges is comparable.   When this is then considered alongside other developments 
since 2014, including the Oxfordshire Housing and Growth Deal, the Oxford Cambridge 
corridor commitments and strategic infrastructure developments, there is no 
compelling evidence to justify a departure from 1,400 homes per annum. The capacity 
of the city has been recalculated as explained in answer to Inspectors’ queries 2 and 3. 
This continues to show capacity significantly below need, so a capacity-based housing 
target is still appropriate. As explained in response to the Inspectors’ query 2, the 
capacity of the city has been found to be very similar to that assumed by the Growth 
Board for the period 201-2031. Alongside the fact that the need figure of 1,400 is still 
justified there is not considered to be a bearing on the level of unmet need that needs 
to be accommodated by neighbouring local authorities.  



Clarification Note
Oxford City 2018 Housing Need Update

Executive summary

• This note provides clarification on the purposes and output of the 2018 Update to housing need

for the City of Oxford.

• It also provides further clarification and justification for the continued use of 1,400 dpa as the

housing need for Oxford

Process for the SHMA under 2012 NPPF

Oxford City Council was rolling their plan period forward to ensure a plan period of 15 years post adoption.
The 2014 SHMA covers the period 2011-2031 and the Oxford Local Plan was to cover the 2016 to 2036
period.   Therefore an evidence base that covered this period was deemed necessary by the Council.

GL Hearn were commissioned by Oxford City Council in 2017 to undertake a roll forward of the SHMA
methodology to cover this plan period for Oxford only (not the whole Housing Market Area).  The purpose of
the report was to roll forward the existing evidence while at the same time test if alternative numbers should
apply.

This work was independently commissioned by Oxford City to help strengthen the evidence for their Local
Plan and cannot and should not be applied across Oxfordshire. As this document was for the City only it
should not therefore assume that the Council were seeking to move away from previously agreed levels of
need or the distribution of growth.

The purpose was simply to update the inputs in terms of population and household projections and
affordable housing need for Oxford City to 2036 and applying the same methodology as the SHMA 2014 to
identify housing need.  The 2018 report was commissioned under the NPPF 2012 and associated Planning
Practice Guidance. However, due to delays in the process was completed under the 2018 Planning Practice
Guidance and NPPF.

This means it then sought to also represent what the new NPPF standard method OAN would be. GL Hearn
accept that as a consequence of moving between these planning regimes some clarity may be required and
this is set out herein.

The fundamental change as a result of the new NPPF and Planning Practice Guidance was the introduction
of a standard methodology.  For plan making purposes this only applies to local authorities such as Oxford
who submit their local plan after 24 January 2019.

July 2019

Appendix 1: GL Hearn Clarification Note
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Following the introduction of the new NPPF, an additional section was added to represent the standard
method and an independent assessment took place to assess whether an uplift from the new minimum
housing need resulting from the standard methodology was justified.

Data Updates

Since the preparation of the 2014 SHMA, new 2014-based population and household projections have been
released. Prior to the publication of the 2018 SHMA the 2016-based household projections were also
published but were not used; the report discusses the reasons for not using these, but reverting to the 2014
household projections is in-line with the most recent Government guidance.

There is also a range of other more recent data available, including updated local house price and
affordability data.

With the exception of the 2016-based household projections, the SHMA roll-forward used the most recent
population projections and other relevant available data.

Policy and guidance context – NPPF 2019 and PPG

Paragraph 50 of the NPPF 2019 required that:

To support the Government’s objective of significantly boosting the supply of homes, it is important that a 

sufficient amount and variety of land can come forward where it is needed, 

This is given further clarity by paragraph 60

To determine the minimum number of homes needed, strategic policies should be informed by a local 

housing need assessment, conducted using the standard method in national planning guidance – unless 

exceptional circumstances justify an alternative approach which also reflects current and future demographic 

trends and market signals. 

Once this is established Paragraph 73 adds that:

Local planning authorities should identify and update annually a supply of specific deliverable sites sufficient 

to provide a minimum of five years’ worth of housing against their housing requirement set out in adopted 

strategic policies, or against their local housing need where the strategic policies are more than five years 

old. 

Paragraph 24 of the Planning Practice Guidance1 accompanying the NPPF 2019 for Housing and economic
needs assessments provides advice on how affordable needs are expected to be considered in reaching a
final housing figure.

1 Paragraph: 024 Reference ID: 2a-024-20190220 Revision date: 20 02 2019
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The total affordable housing need can then be considered in the context of its likely delivery as a proportion 

of mixed market and affordable housing developments, taking into account the probable percentage of 

affordable housing to be delivered by eligible market housing led developments. An increase in the total 

housing figures included in the plan may need to be considered where it could help deliver the required 

number of affordable homes. 

 
Approach taken in the Oxfordshire SHMA 2014 in calculating OAN 
 
The Oxfordshire SHMA 2014 identified 3 scenarios that informed the final Objectively Assessed Need (OAN). 
These are set out at Table 87 and 90 of the SHMA 2014.  These were a demographic scenario, economic 
scenario and an affordable housing needs scenario.  
 
The affordable housing needs scenario was based on the 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, in accordance with the PPG. For Oxford, it was assumed that affordable 
housing delivery would equate to 50% of total housing delivery. This led to a figure of 2,058 homes per 
annum.  
 
To clarify, this was not the OAN conclusion but a scenario to inform the OAN based on the above 
assumptions. 
 
The OAN conclusions considered these scenarios alongside what was considered to be achievable putting 
aside land and other policy constraints.  The 2014 SHMA looked at what was deliverable and concluded that 
an approximate 2% growth rate was the appropriate and deliverable indicator for making adjustments 
towards meeting affordable housing need.  
 
The affordable housing issues were (and still are) so significant that it justified doing as much as could be 
considered deliverable to help meet affordable housing need. In the case of Oxford it was considered that 
2% growth rate would achieve this and in a “policy off” basis could be considered achievable.  
 
Given the difficulty with being precise this was adapted into an OAN range for Oxford of 1,200 to 1,600 
homes per annum with a midpoint of 1,400 homes per annum. 
 
Although the OAN range in the SHMA 2014 aimed to meet affordable housing need in full, the uplift that was 
considered achievable (1,400 dpa) did not achieve the aim at that point in time. This is explained at 
paragraph 9.59 of the SHMA 2014.    
 
As set out in the 2018 update the 2% growth rate is still considered by GL Hearn to be a potentially 
achievable  position for Oxford given the buoyancy of the local market putting aside land and other policy 
constraints. The methodology of the SHMA 2014 has been found on several occasions to be a sound 
methodology for calculating housing need. 
 
2018 update for Oxford 
 
The 2018 update alters the demographic, economic and affordable housing inputs for the various scenarios 
contained within the previous Table 87 and 90 of the SHMA. This results in the comparable scenarios set out 
in the table below. 
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Table 1 – Comparison of Housing Need Scenarios from the SHMA and Roll Forward 

 
 

Demographic led 
scenario 

Committed 
economic 
growth 
scenario 

Affordable housing 
need scenario 
(based on delivery of 
50% affordable 
housing) 

OAN applying SHMA 
2014 method and 
NPPF 2012 (based on 
2.0% per annum 
growth rate) 

Oxford 
(Oxfordshire 
SHMA 2014) 

755 dpa 
(Table 87) 

700 dpa 
(Table 90) 

2,058 dpa 
(Table 90) 

1,200-1,600dpa with 
1,400 midpoint (Table 
90) 

Oxford (Oxford 
2018 update 
report) 

543 – 554 dpa 
(Table 17 and 18) 

527-555 dpa 
(Table 24 and 
25) 

1,356 dpa 
(Para 9.46) 

1,356  dpa (Para. 9.53) 

 
To clarify, the position of the 2018 Update is that we consider the like-for-like figure as 1,356 dpa and that 
the SHMA conclusions of 1,400 dpa remains appropriate . 
 
The Standard Methodology 
 
The 2018 update ran additional scenarios to demonstrate what the standard methodology for calculating the 
OAN (as contained within the NPPF 2018) would be for the City of Oxford.  This is the minimum starting 
point as made clear in the Planning Practice Guidance accompanying the NPPF 2018.  
 
At paragraph 9.39 of the 2018 update a figure of 776 dpa is stated.  This is derived from figures in Table 17 
but also including a vacancy allowance as well as a 40% uplift.  This is not the standard methodology nor is it 
a housing requirement.  The figure is no longer relevant because it is not derived from a methodology that 
appears in the 2019 NPPF or its guidance and nor is it a like for like update to the 2014 SHMA. In essence 
this should not be viewed as the housing need.   
 
For the purposes of clarity, the minimum housing need using the standard methodology for the City of Oxford 
is 746 dpa. This uses the 2014-based household projections and the 2017 based affordability ratio.  This is 
the minimum starting point in the NPPF 2018 for establishing a housing requirement not the end point as set 
out in the Planning Practice guidance and summarised in the 2018 update at paragraph 2.18. 
 
Paragraph 10 of the PPG (2a-010-20190220) stipulates the circumstances when the housing need might 
exceed the standard methodology.  It is also clear that “This will need to be assessed prior to, and separate 
from, considering how much of the overall need can be accommodated (and then translated into a housing 
requirement figure for the strategic policies in the plan)”.  
 
A number of these example circumstances are pertinent to Oxford City; in turn these include: 
 
“Growth strategies for the area that are likely to be deliverable, for example where funding is in place to 

promote and facilitate additional growth (e.g. Housing Deals)” 

 

In the case of Oxford there are two important considerations here.  Firstly, the Oxfordshire Housing and 
Growth Deal reflects £215m of Government investment for new homes and infrastructure across the County. 
The deal is intended to provide £60m for affordable housing and £150m for infrastructure improvements, 
including road and rail to support the building 100,000 new homes across Oxfordshire between 2011 and 
2031, which is the level identified in the 2014 SHMA.  
 
In addition to this is the Oxford Cambridge Arc which seeks to deliver 1 million additional homes by 2050 in 
an area covering 26 local authorities.  This area was first identified by the National Infrastructure 
Commission “Partnering for Prosperity: a new deal for the Cambridge-Milton Keynes-Oxford Arc”. That 
document identified that the rates of house building will need to double if the arc is to achieve its economic 
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potential. If, in all likelihood, this rate of growth is not achieved immediately then it would only serve to 
increase the need in later parts of the period to 2050.   
 
Government in its response to the NIC report affirmed its ambition for up to one million high-quality new 
homes across the Arc by 2050. This is also set out in the Joint Declaration of Ambition between Government 
and the Arc in March 2019. 
 
 “strategic infrastructure improvements that are likely to drive an increase in the homes needed locally”;  

 

There are several strategic infrastructure improvements that will operate to unlock growth and drive an 
increase of homes locally. Many of these are set out in the Oxfordshire Infrastructure Strategy (OxIS) and 
supported through the funding in the Oxford Housing and Growth Deal and Homes from Infrastructure 
Funding (HIF), which is several hundred million pounds across the county.   
 
This area is also affected by nationally significant infrastructure including the East West Rail Project and the 
Oxford-Cambridge Expressway. 
 
It is anticipated these key pieces of infrastructure would, as identified in the Government reports, “have the 

potential to unlock new locations for development – tackling the area’s housing crisis by enabling major new 

and expanded settlements.”  There is therefore a clear interplay between infrastructure investment and 

housing need in Oxford and Oxfordshire. 
 
 “Where previous assessments of need (such as a recently-produced Strategic Housing Market Assessment) 

are significantly greater than the outcome from the standard method.”  

 
This, along with the other rationale above, clearly relates to the validity of continuing to use the previous 
Oxfordshire SHMA document, despite the introduction of the standard method. The 2014 SHMA which 
shows an OAN range for Oxford of 1,200 to 1,600 homes per annum with a midpoint of 1,400 homes per 
annum.  
 
The 2018 update is an appropriate update that validates the level of growth set out in the 2014 SHMA, which 
is still in line with needs and market signals, as explored further in the next section. 
 
2018 Core Output 
 
The core outcome of the 2018 update was that there is still an acute affordable housing need and significant 
market signals affecting Oxford.   These include affordability ratios, rents and house prices which have 
steadily increased.  
 
Other contextual information can ratify the indicators of affordability which highlight severe issues in Oxford.  
For example, the campaign group End Child Poverty published statistics2  which show that one quarter of all 
Children in the City (2014) live below the poverty line after housing costs are taken into account. 
 
The Index of Multiple Deprivation (2015) also shows that around 7.2% of the Lower Super Output Areas in 
the City of Oxford fall within the most deprived 10% of LSOAs nationally in terms of Income Deprivation 
Affecting Children.   
 

                                                        
 

2 http://www.endchildpoverty.org.uk/images/ecp/Report_on_child_poverty_map_2014.pdf 

http://www.endchildpoverty.org.uk/images/ecp/Report_on_child_poverty_map_2014.pdf
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Oxford city also has sixth highest rough sleeping rates of any local authority in the in the country as the table 
below shows.   The table also shows that since 2011 there has been a six-fold increase in rough sleeping in 
the city. 
 
Table 2: Rough Sleeping Statistics 

Area 2011 2018 Households mid-2018 Rough Sleepers per 10,000 HHs 

City of London 18 67 3,533 189.6 
Westminster 106 306 115,726 26.4 
Camden 7 141 108,496 13.0 
Hastings 5 48 43,047 11.2 
Corby 10 28 28,379 9.9 
Oxford 8 45 55,079 8.2 

 Source: MHCLG, 2019 
 
In April to December 2018 the City Council assessed almost 700 households who had presented themselves 
as homeless.  This equates to almost 1.3% of all households in the city again demonstrating the severe 
issues that the city has. 
 
The latest demographic evidence also shows a continued worsening of household formation rates within the 
city.  While this could be linked to changing ethnic profile and higher numbers of student homes it is likely 
that a low level of housing delivery (and subsequent affordability increases) have contributed to it. 
 
As the figure below illustrates this has been particularly impactful on younger age groups.  In 2012 41% of 
those aged 25-34 were head of a household, however by 2019 this had fallen to 41%. 
 
Figure 1: Household Formation Rates within Younger Age Groups (2001-2041) 

 
Source: ONS, 2016-based sub national household projections 
 
The historic undersupply has significantly impacted on the demographic forecasts for the city. This means 
that the constrained supply will be impacting the assessment of future housing need. 
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Affordable Housing Need Calculation 
 

The approach to calculating the affordable housing need is set out in detail within the SHMA 2014 and the 
2018 update. Both documents employ the same methodology, which is one used by GL Hearn nationally and 
found to be a sound approach.  
 
We are aware of some criticism from some parties in Oxfordshire of the calculation of affordable housing.  
The main criticism appears to be that the housing need figure of 1,356 dwellings per annum to meet all 
affordable housing need is based upon an over-estimation of affordable housing needs.  We disagree with 
this statement and would counter that alternative approaches are flawed and under-estimates the need. 
 
Our definition includes those households in market accommodation but paying too much for their 
accommodation. We believe this is the correct approach and follows the Planning Practice Guidance (2a-
019-20190220) “Strategic policy-making authorities will need to estimate the current number of households 
and projected number of households who lack their own housing or who cannot afford to meet their housing 
needs in the market”.   
 
The PPG adds (regarding newly arising households in affordable housing need) that “This process will need 
to identify the minimum household income required to access lower quartile (entry level) market housing” 

(2a-021-20190220). We would interpret this as those who pay more than an “affordable” amount. 
 

Meeting Affordable Housing Need  
 
As set out in the 2018 update there is the potential for an element of double counting in applying the 50% 
uplift.  As set out in paragraph 6.51 of the update report it was considered that this would likely be balanced 
out by sites not delivering 50% affordable homes. We have undertaken further analysis  and on average only 
around 30% of new homes built in the city since 2006 have been affordable despite the 50% policy approach. 
 
The 2018 update identified a need for 678 affordable dwellings per annum; however, delivery over the last 
12 years has been significantly below this at on average 100 affordable dwellings per annum.   
 
As the table below shows this level of delivery equates to 27% of all supply or 29% of all supply once student 
accommodation is excluded.  As a proportion of homes built this is significantly below the 50% affordable 
housing required by policy in Oxford. 
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Table 3 - Affordable Housing Delivery 

  
Affordable Housing 

Completions 
All 

Completions 
All Completions 

– PBSA 
% Affordable 

(inc PBSA) 
% Affordable 

(Exc PBSA) 

2006/7 267 821 821 33% 33% 

2007/8 73 529 529 14% 14% 

2008/9 231 665 665 35% 35% 

2009/10 192 257 257 75% 75% 

2010/11 105 200 200 53% 53% 

2011/12 18 228 228 8% 8% 

2012/13 90 213 213 42% 42% 

2013/14 0 215 71 0% 0% 

2014/15 17 332 270 5% 6% 

2015/16 164 383 358 43% 46% 

2016/17 20 373 314 5% 6% 

2017/18 18 282 188 6% 10% 

Total 1195 4498 4114 27% 29% 
Source: Oxford City Council Annual Monitoring 2019 (not amended to include new ratio for  communal  
accommodation because it would have no bearing on the analysis). 
 

The City Council’s analysis of their housing trajectory shows that there is a confirmed and projected supply 
of 3,496 affordable units, or 175 per annum over the plan period. This is significantly below the affordable 
housing need of 678 affordable dwellings per annum identified in the Oxford SHMA roll forward.   
 
This disconnect between supply and need is so great that it is likely to outweigh any double counting that 
may exist in the calculation of housing need. 
 
With delivery being lower than the intended 50% this would mean the need being cleared over a longer 
period of time.  The alternative would be to have a higher overall housing target (and delivery) to ensure the 
identified affordable housing need is met across the plan period. 
 
Economic growth scenario 
 
The 2018 update Planned Economic Growth Forecasts indicate that employment in Oxford City can be 
expected to increase by 17,036 jobs over the 2016-36 period. This equates to a growth of 0.6% per annum.  
 
As set out in the update this was significantly below the most recent full business cycle which demonstrated 
an annual growth of between 1.2% and 1.8% set out at 4.13 of the update report.  
 
Since the update report work has been completed on the Oxfordshire Local Industrial Strategy (LIS) and the 
Government have affirmed their commitment to the Oxford to Cambridge corridor and the economic growth 
forecasts set out by the NIC. 
 
The differences in job growth between these documents are set out in the table below.  
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Table 4 – Range of Job Forecasts for Oxford 

  
Oxford City job growth 

per annum 

Oxfordshire SHMA (2011-2031), 2014 
 

1,216 

Oxfordshire Infrastructure Strategy (2016 to 2040), April 2017 
 

1,212 

Oxford City SHMA Update, October 2018 850 
Government response to Partnering for Prosperity: a new deal for the 
Cambridge-Milton Keynes-Oxford Arc, October 2018 1,389 – 2,000 

Oxfordshire Local Industrial Strategy, December 2018 
 

1,400 – 1,500 
 
If the recent higher levels of growth continue or the levels of job growth forecast in other documents is 
achieved then this would likely increase the economic growth scenario contained within the 2018 update.  
 
We do not consider this would be higher than the overall conclusion of 1,400dpa but the difference between 
the economic scenario and affordable housing scenario would be much smaller if any of the other figures 
were used. 
 
Market Signals and Affordability Response 
 
To further clarify para 9.50 of the 2018 update also states that the OAN equates to an 85% uplift. It should 
be stressed that an 85% uplift was not applied but the initial number was derived based purely on an 
achievable growth rate with the 85% calculated thereafter as a way of comparison.  
 
In any case there are a number of local authorities who have adopted a housing number which has close to 
or in excess of this level of uplift.  Such increases do tend to arise when economic growth outstrips 
demographic growth in an area. 
 
In the case of Guildford, the demographic starting point was 313 dpa and the adopted figure was 562 dpa an 
increase of 79.5% albeit that included uplifts for economic growth, students and adjustments to local 
household formation rates. 
 
The main difference between the SHMA 2014 and 2018 Update is that, whereas before the growth rate that 
was considered achievable represented an uplifted figure that went some way towards meeting the 
affordable housing needs, it can now achieve meeting affordable needs in full if 50% of new homes are 
delivered as affordable in line with the policy approach. Although as noted earlier affordable housing delivery 
of 50% has not yet been achieved over a long period of time and given the composition of the pipeline (i.e. 
smaller sites) this is also unlikely to be achieved in future. 
 
To be absolutely clear our 2018 report concludes that the overall housing need figure in the 2014 SHMA of 
1,400 dpa for Oxford remains an appropriate figure to use both under the NPPF 2012 and new NPPF.   As 
confirmed by the analysis herein this aligns with the guidance and is potentially a deliverable level of growth, 
putting aside land constraints, which guidance is clear is the correct approach. 
 
The OAN figure in the 2014 SHMA included consideration of what uplift for affordable housing need could be 
considered achievable. In this case, given the strength of the housing market, an uplift equating to 
approximately 2% growth per annum was considered achievable. We maintain, as set out in the 2018 update, 
that this growth rate remains achievable.  
 
To illustrate this further we have examined recent levels of growth in local authorities across the county as 
well as those within Oxfordshire.  This revealed that the Vale of White Horse (1.7% per annum) had seen 
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some of the highest rates of growth in the Country. Demonstrating that when policy encourages a high rate
of growth can be achieved in the HMA.

The City of London a highly constrained although dense development area achieved a growth rate of 2.3%
per annum between 2011-2018. Similarly Tower Hamlets achieved a growth rate of 1.9% per annum again
through high density development.

Cambridge which is a more direct comparator achieved 1.7% growth per annum over the same period as did
Uttlesford.  It is therefore clear that while challenging a growth rate of 2.0% per annum is potentially
achievable.

To conclude, the comparable figure in the 2018 update to the OAN in the SHMA 2014 is around 1,400 

dpa which is an achievable level of growth in the context of the Oxford housing market.  

Our independent assessment also concludes that the 1,400 dpa figure is still an appropriate housing 

requirement, even under the new NPPF, given the need to consider housing needs, growth strategies 

and infrastructure investment as per paragraph 60 of the NPPF and the associated Planning Practice 

Guidance. 




