
  

  

N
O

V
E

M
B

E
R

 
20

19
 

 

IC
E

N
I 

P
R

O
JE

C
T

S
 

LI
M

IT
E

D
 

O
N

 
B

E
H

A
LF

 
O

F
 

C
R

A
W

LE
Y

 
B

O
R

O
U

G
H

 
C

O
U

N
C

IL
 

A
N

D
 

H
O

R
S

H
A

M
 

D
IS

T
R

IC
T

 
C

O
U

N
C

IL
 

N
or

th
er

n 
W

es
t S

us
se

x
 

 

Iceni  Projects   
London: Da Vinci House, 44 Saffron Hill, London, EC1N 8FH 
Glasgow: 177 West George Street, Glasgow, G2 2LB 
Manchester: 68 Quay Street, Manchester, M3 3EJ 
 
 
t: 020 3640 8508 | w:  iceniprojects.com | e: mail@iceniprojects.com  



 

 2 

 





 

 1 

  









 

 5 

Annual Affordable H ousing Need  

 

 

 The evidence would support a split of affordable housing of 75% rented and 25% affordable home 

ownership homes in Crawley, and either a 75/25 or 70/30 split in Horsham, subject to viability. To 

ensure that rented housing is affordable, Iceni recommends that this is priced and maintained at 

levels which are below either 80% of market housing costs (inclusive of service charges) or Local 

Housing Allowance levels, whichever are the lower. The SHMA Report also provides 

recommendations on how affordable home ownership products should be priced to be affordable to 

local households who cannot afford lower quartile house prices.  

Needs of Older Persons & thos e with Disabilities  

 The SHMA shows significant expected growth in the population of older persons, with the numbers 

of people aged 65 or over expected to grow by 9,565 persons in Crawley (62.5%) between 2019-39 

and by 19,960 persons in Horsham (61.0%). Growth of those aged 75+ of 5,439 persons in Crawley 

and 13,654 persons in Horsham is expected, driven by improvements in life expectancy.  

 The SHMA indicates that the population with a long-term health problem or disability can be expected 

to grow by 7,000 persons in Crawley and 9,700 persons in Horsham to 2039; and that the numbers 

of persons with mobility problems or dementia can be expected to grow significantly. Many older 

people will continue to live in their existing homes, and the SHMA recommends that planning policies 

should require new homes to be delivered to the Part M4(2) accessible and adaptable home 

standards, subject to viability testing. The SHMA recommends that 5% of dwellings on major 
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Projected Growth in People with Hea lth or Mobility Issues, 2019 -39  

  

 A proportion of older households will however need or seek specialist housing, particularly amongst 

those aged over 75. The SHMA identifies indicatively a need for 1,027 units of specialist older 

persons housing in Crawley (equivalent to 51 pa) and 2,087 units in Horsham (104 pa) over the 2019-

39 period. This is based on accommodation for 140 per 1000 people aged over 75 in specialist 

accommodation in Horsham and 168 per 1,000 in Crawley, taking account of the relative health of 

the population. The profile of need for different types of specialist housing is shown in the graph 

below.  

Need for Specialist Housing for Older Persons  
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 �,�W���L�V���L�P�S�R�U�W�D�Q�W���W�K�D�W���W�K�H���F�R�X�Q�F�L�O�V�¶���S�O�D�Q�Q�L�Q�J���S�R�O�L�F�L�H�V���V�X�S�S�R�U�W���W�K�H���G�H�O�L�Y�H�U�\���R�I���V�S�H�F�L�D�O�L�V�W���K�R�X�V�L�Q�J���D�Q�G���F�D�U�H��

home bedspaces. Doing so will help to release existing mainstream housing, including family 

housing, for other groups in the population. Particular barriers to delivery include access to land, and 

the viability of provision which can differ from mainstream housing; and the SHMA recommends that 

these issues are considered in setting policies for affordable housing and the Councils consider 
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households in Crawley; and that Duty to Cooperate discussion take place in respect of the extent to 

w�K�L�F�K���G�L�I�I�H�U�H�Q�W���D�X�W�K�R�U�L�W�L�H�V���K�D�Y�H���µ�Q�R�P�L�Q�D�W�L�R�Q�V���U�L�J�K�W�V�¶���R�Y�H�U���D�I�I�R�U�G�D�E�O�H���K�R�X�V�L�Q�J���S�U�R�Y�L�V�L�R�Q���R�Q���V�L�W�H�V���R�U���D�W��

locations identified as contributing to meeting a Crawley unmet need. To support effective joint 
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 INTRODUCTION 

 Crawley Borough Council and Horsham District Council are in the process of preparing new local 

plans to guide development and investment in their respective areas. Since the adoption of the 

Horsham District Planning Framework in 2015 and the Crawley Borough Local Plan in 2016, there 

have been a number of significant shifts in the underlying planning and housing policy landscape. It 

is against this context, and the need for up-to-date evidence to inform and support policies within the 

new two authorities�¶ new local plans, that they have jointly commissioned preparation of a new 

Strategic Housing Market Assessment.  

 �7�K�H�� �W�Z�R�� �F�R�X�Q�F�L�O�V�� �D�S�S�R�L�Q�W�H�G�� �D�� �F�R�Q�V�X�O�W�D�Q�F�\�� �W�H�D�P�� �F�R�P�S�U�L�V�L�Q�J�� �,�F�H�Q�L�� �3�U�R�M�H�F�W�V�� �/�L�P�L�W�H�G�� ���³�,�F�H�Q�L�´������ �-�X�V�W�L�Q��

Gardner Consulting (JGC) and Chilmark Consulting ���³�&�K�L�O�P�D�U�N�´�����W�R���S�U�H�S�D�U�H���W�K�L�V���X�S�G�D�W�H�G���6�W�U�D�W�H�J�L�F��

�+�R�X�V�L�Q�J���0�D�U�N�H�W���$�V�V�H�V�V�P�H�Q�W�����7�K�H���X�S�G�D�W�H�G���6�+�0�$���L�V���Q�R�W���µ�V�W�D�U�W�L�Q�J���D�Q�H�Z�¶���E�X�W���U�H�S�U�H�V�H�Q�W�V���W�K�H���H�Y�R�O�X�W�L�R�Q��

and development of previous studies which have considered housing needs across the Northern 

West Sussex Housing Market Area over the last decade. These previous studies include:  

�x Northern West Sussex Strategic Housing Market Assessment (GVA Grimley, 2009)  

�x Northern West Sussex SHMA Update (GVA Grimley, 2012)  

�x Affordable Housing Needs Model Update (Chilmark Consulting, 2014)  

�x �2�E�M�H�F�W�L�Y�H���$�V�V�H�V�V�P�H�Q�W���R�I���&�U�D�Z�O�H�\�¶�V���+�R�X�V�L�Q�J��& Employment Needs (Chilmark Consulting, 2015)  

�x Housing Need in Horsham District (GL Hearn, March 2015);  

�x Crawley Borough: OAN Update Report (Chilmark Consulting, 2015);  

�x Market Housing Mix Study (Chilmark Consulting, 2016); and  

�x Starter Homes Needs and Implications (Chilmark Consulting, 2016).  

 Key members of the consultancy team which have prepared this report have been involved in the 

preparation of the above studies. This report therefore draws on these previous studies where 

relevant but seeks to take account of the latest Government policy/ guidance and the latest data, 

bringing the assessment of housing needs up-to-date.  

Core Requirements of the Brief  

 The updated SHMA responds to the release of a revised National Planning Policy Framework by 

Government and associated updated Planning Practice Guidance. In particular this provides a 

revised framework for assessing local housing needs, a new widened definition of affordable 

housing; and guidance on how to assess the needs of particular groups within the population and 

specific market segments, including the self- and custom-build sector, and build-to-rent sector.  
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�x Contextual data such as travel to work areas, retail and school catchment areas. These can 
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Figure 1: Northern West Sussex HMA Geography, GVA Grimley, 2009  

 

 The housing market geograp
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very much sit on the boundary between the two HMAs. T�K�L�V���6�W�X�G�\�¶�V���I�L�Q�G�L�Q�J�V���D�U�H���Q�R�W���V�X�E�V�W�D�Q�W�L�Y�H�O�\��

different to that of the 2009 Northern West Sussex SHMA in this respect.  

Figure 2: Housing Market Geographies identified in 2016 GL Hearn Study for Greater Brighton 

and Coastal West Sussex Strategic Planning Board  

 
Source: Coastal West Sussex and Greater Brighton Defining the HMA and FEMA, GL Hearn 2016 
 

Review ing the Evidence  

 There is a wealth of detailed research studies which have considered the housing market geography. 

Iceni �K�D�V���Q�R�W���V�R�X�J�K�W���W�R���µ�U�H�L�Q�Y�H�Q�W���W�K�H���Z�K�H�H�O�¶���E�X�W has sought to review key evidence to test whether 

the housing market geography as previously defined remains appropriate; and to understand 

functional relationships with other areas. 

House Price Geography  

 The Planning Practice Guidance suggests that a housing market area should have clearly different 

price levels to surrounding areas. Iceni has analysed house prices using 2018 sales data from HM 

Land Registry and mapped this in Figure 3.  

 The house price geography can be understood at a number of different tiers. At a regional level, it 

shows higher house prices in proximity to London. At a sub-regional level, we see higher housing 
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 In terms of price changes, the map below provides a house price change between 2009 and 2018 

(10 y
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and Banstead; and Horsham and Mid Sussex. Reigate and Banstead however sees stronger 

migration relationships with Mole Valley and Tandridge than it does with Horsham.  

Figure  5: Local Au thority Level Migration Flows per 1,000 Population,  2016-17 

 
Source: ONS, 2017 

 The migration data thus continues to support the definition of a Northern West Sussex housing 

market area which includes Crawley, Horsham and Mid Sussex.  

Commuting Patterns  

 The Office for National Statistics (ONS) has defined Travel to Work Areas using 2011 Census data. 

This was published in July 2014. Overall the 2011 Census data shows similar patterns of in- and out-

commuting for work to Horsham, Crawley and Mid Sussex as were shown in the 2009 Northern West 

Sussex SHMA.4  

 The Crawley Travel to Work Area (TTWA), as defined by ONS, extends to include Horley, Redhill 

Leatherhead and Dorking (essentially extending north to the M25) as well as the main settlements in 

both Horsham and Mis Sussex districts. 2011 Census data shows that 73.5% of residents worked in 

this area, and 71.7% of those working in this area also lived within it.  

 

4 See 2009 SHMA Paras 2.36 �± 2.47 
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Figure  6: ONS 2011-based Travel to Work Areas  
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the Coastal West Sussex HMA and authorities within Surrey to the north through the Duty to 
Cooperate on any cross-boundary issues arising in respect of housing provision.  
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be found within Crawley and Horsham when compared to similar types of housing within the London 

Boroughs. This can be witnessed in the graph below: 

Figure 7: House price comparison by type  

 

Source: ONS, House price statistics for small areas in England and Wales, year ending September 2018 

 At a more strategic level, whilst a movement of households from cities to areas around them is 

common around all UK cities (and many internationally),5 the outflow of people from London is also 

clearly influenced by a sustained under-supply of housing delivered within London, and of limited 

delivery of houses (as opposed to flats) within London.  

 �6�L�Q�F�H���W�K�H�����������¶�V���/�R�Q�G�R�Q�
�V���S�R�S�X�O�D�W�L�R�Q���K�D�V���L�Q�F�U�H�D�V�H�G���U�D�S�L�G�O�\�����Q�R�Z���V�X�U�S�D�V�V�L�Q�J���L�W�V���S�U�H�Y�L�R�X�V���S�R�S�X�O�D�W�L�R�Q��

�S�H�D�N�� ���I�U�R�P�� �W�K�H�� ���������¶�V���� �L�Q�� ���������� �Z�L�W�K��a total population of some 8.67 million. Population growth is 

recorded as increasing by some 825,000 from 2000 �± 2010. It has been accelerating with 1.19 million 

�J�U�R�Z�W�K���L�Q���/�R�Q�G�R�Q�¶�V���S�R�S�X�O�D�W�L�R�Q���V�H�H�Q��in the decade from 2006 �± 2016.6 This growth has been driven 

by a rapid expansion in London's economy, linked to its strong skills base and unique position in 

national, European and global markets. In the last decade the number of jobs in London has grown 

by around one million (a 44% increase)7, a significantly faster rate of growth than seen in the rest of 

the country, and with particularly rapid growth in the last five years. However, nominal earnings 

growth has been very low, and below the rate of growth of both consumer prices and housing costs. 

 Yet whilst this population and economic growth has increased demand for homes, housing delivery 

has been increasing more slowly. Net housing stock increases in Greater London are set out in 

Figure 4 of the London SHMA indicating positive net growth of some 27,000 dwellings per annum 

from 2001 �± 



 

 23 

upwards, with 31,700 net additions to the stock in 2017/18; but remains well below London Plan 

housing requirements.  

 The affordability of housing to purchase or rent in Greater London is a key driving factor affecting the 

wider south-east regional housing markets. 
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approximately 66,000 additional dwellings per year8. Government however wrote to the Mayor of 

London setting out that 
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largely meeting evidenced demand and needs, however over time this supply demand pressure 

and the national restrictions on Green Belt release and development are likely to increase 

pressure on areas outside the Green Belt (including the Northern West Sussex HMA) to 

�D�F�F�R�P�P�R�G�D�W�H���X�Q�P�H�W���K�R�X�V�L�Q�J���Q�H�H�G�V���D�U�L�V�L�Q�J���L�Q���I�U�R�P���/�R�Q�G�R�Q�¶�V���S�R�S�X�O�D�W�L�R�Q���J�U�R�Z�W�K�� Both Crawley 

and Horsham benefit from direct public transport and strategic road linkages with London and 

will undoubtedly see increased pressure as result of these movement corridors in future. 

�x Aligned with the above, there remain evident sales price and rental value differentials between 

housing in Greater London with many parts of the Northern West Sussex HMA. The extent of 

those differentials do rise and ebb over time however there has been (and remains) a long 

standing affordability difference between the Capital and surrounding areas of the inner and outer 

South-east region. Continued long-term household growth demand in London coupled with 

supply restrictions over time will support this dynamic leading to household growth suppression 

in London and therefore pressure growing on accessible towns and smaller settlements outside. 

�x Proposed and committed transport infrastructure improvements including strategic road capacity 

improvements (such as the M23 smart motorway upgrades) together with changes to rail 
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 HOUSING OFFER AND SUPPLY TRENDS  

 In this section we move on to profile the current housing offer. An important starting point for 
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Figure 9: Housing Stock by Number of Bedrooms, 2011  

 
Source: 2011 Census 
 

 Table 1 below demonstrates the split of the housing stock in Crawley by type and tenure in 2011. As 

it can be seen the highest proportion of owner-occupied properties are terraced ones (27.1%). There 

is also a relatively high proportion of social rented flats (10.4%). Private rented properties are 

particularly flatted or terraced.  

Table 1: Housing stock in Crawley by tenure and type (2011)  

% households  Detached Semi- 

detached 

Terraced Flats Total 

Owner occupied 12.3% 14.8% 27.1% 6.3% 60.5% 

Social rented 0.4% 3.2% 9.8% 10.4% 23.8% 

Private rented/ living rent free 1.2% 2.9% 4.9% 6.6% 15.6% 

Total 13.9% 20.9% 41.8% 23.3% 100.0% 

Source: Census 2011 

 In comparison, Horsham demonstrates high levels of owner-occupied detached and semi-detached 

homes. On the other hand, the proportions of properties which are social rented and are significantly 

lower, with flats and semi-   
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Table 2: Housing stock in Hors ham by tenure and type (2011)  
 

Detached Semi-
detached 

Terraced  Flats Total 

Owner occupied 35.9% 20.3% 12.7% 6.2% 75.1% 

Social rented 0.2% 3.6% 2.2% 5.6% 11.6% 

Private rented/ living rent free 2.7% 2.9% 2.2% 5.5% 13.3% 

Total 
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 However, the bedroom standard can be used to provide a more accurate representation of 

overcrowding and under-
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Figure 10: Housing Supply vs Target, 2008/9 -2017/18 

 
Source: Data supplied by 
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Figure 11: Housing comp letions by tenure in Crawley and Horsham 2008/9 -2017/18 

 
Source: Data supplied by Local authorities and AMRs 
 

Housing Offer and Supply Trends: Key Points and Implications  

A growing proportion of the housing stock in both Crawley and Horsham is within the private rented 
sector. Local authority ownership has decreased in Crawley; however, it has increased in Horsham 
in absolute terms and remained relatively stable as a proportion of the overall housing stock.  

Within the Private Sector, the 2011 Census showed that a combination of deteriorating affordability, 
restricted access to mortgage products and a lack of social housing supply over the 2001-11 decade 
had resulted in fewer households being able to buy and thus increased pressures on the existing 
affordable housing stock. 

In terms of types of housing stock in the HMA, 3-bedroom properties are most prevalent in both 
Crawley and Horsham, with Crawley displaying a lower proportion of 4-bedroom properties and 
Horsham showing a lower proportion of 1-bedroom properties as a whole.  

In Crawley, the highest proportion of owned with a mortgage properties are terraced ones whilst 
Horsham demonstrates high levels of detached and semi-detached properties in both owned outright 
and owned with a mortgage category.  

In terms of urban/rural split of tenures in Horsham, there are higher proportions of owned outright 
and with mortgages properties in Horsham Rural areas, however, the proportions of these two 
categories are also high in the urban areas of Horsham. The proportions of social and private rented 
are generally similar for both urban and rural areas. There is a slightly higher proportion of people 
living rent free in Horsham rural areas when compared to the urban category. 

Currently Crawley Borough Council owns higher numbers of one, two and three-bedroom properties 
when compared to Horsham. Moreover, Horsham District Council has no record of owning any four, 
five or more-bedroom properties. 

The proportion of over-occupied properties in both authorities has increased between 2001 and 
2011. In terms of under-occupied properties, the proportion has fallen in Crawley but increased in 
Horsham as a result of an aging population in the District. Shared housing has increased in both 
authorities between 2001 and 2011.  

In terms of delivery, there was a slow-down of the market during the recession for both authorities. 
Horsham completions correspond to the sales market recovery between 2011 and 2014, however in 
Crawley the levels of sales remained lower than the HMA and region which is reflected in the housing 
completions trend for the authority. 
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 The analysis (as set out in Table 9) shows a need for 965 dwellings per annum in Horsham and 752 

dpa in Crawley.  

 It the cap is appl�L�H�G���� �&�U�D�Z�O�H�\�¶�V�� �P�L�Q�L�P�X�P�� �O�R�F�D�O�� �K�R�X�V�L�Q�J�� �Q�H�H�G�� �I�L�J�X�U�H�� �I�D�O�O�V�� �W�R�� �������� �G�S�D���� �+�R�Z�H�Y�H�U�� �D�V��

identified this artificially constrains housing provision based on supply-side factors which we do not 
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shows projected population growth from 2019 to 2039 in Crawley, Horsham and a range of 

comparator areas.  

Table 10: Projected population growth (2019 -2039) �± 2016-based SNPP  

 Population 2019 Population 2039 
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Table 13: Population change 2019 to 2039 by five -year age bands �± Horsham (linked to 

del ivery of 965 dwellings per annum)  

 Population 2019 Population 2039 Change in 

population0 0 1 99.264 730.3 Tm
0.7 EMC q
99.744 693rs6ulation0 0 1 99.264 730.3 Tm
0.40 595.32 841.92 re
W* n
BT
/F2 9.96 Tf
1 0 0 1 439.7.544 693rs6ul
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Total 113,038 140,191 27,153 24.0% 
Source: Demographic projections 

 Tables 15 and 16 show how the profile of different types of household is expected to change. The 
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 The charts below show the assumptions made.14 The analysis shows that the main changes to 

economic activity rates are projected to be in the 60-69 age groups linked in particular to changes to 

pensionable age. The OBR activity rate projections take account of broader
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Figure 15: Projected changes to economic activity rates (2019 and 2039) �± Crawley  

Males Females 

  

Source: OBR and Census 2011 

 Working through an analysis of age and sex specific economic activity rates it is possible to estimate 

the overall change in the number of economically active people in each area (see Table 18). The 

analysis shows that there would be a notable increase in the economically active population in both 

areas. 

Table 18: Estimated change to the economically active population (2019 -39) �± linked to 

Standard Method Projection  

 Economically active 

(2019) 

Economically active 

(2039) 

Total change in 

economically active 

Horsham 74,981 90,088 15,106 
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�x Double jobbing �± some people hold down more than one job and therefore the number of workers 

required will be slightly lower than the number of jobs; and 

�x Unemployment �± if unemployment were to fall then the growth in the economically active 

population would not need to be as large as the growth in jobs (and vice versa). 

 To provide estimates of the number of jobs supported, we have taken a 2011 Census commuting 

ratio; made an allowance for double jobbing based on Annual Population Survey data averaged over 

the period 2004-17.  

 On the basis of current conditions of almost full employment, we have not assumed any reductions 

in unemployment. For the purposes of this assessment it has been assumed that around 4.7% 

(Horsham) and 3.4% (Crawley) of people will have more than one job moving forward. 

 Horsham has a commuting ratio of 1.18 meaning that the number of people resident in the area who 

are working being about 18% higher than the total number who work in the area. In Crawley the 

opposite pattern is seen, with the number of people living in the area (and in work) being around 30% 

lower than the number who work in the area. We assume that this commuting ratio remains constant 

for modelling purposes.  

 On the basis of these assumptions, the table below shows how many additional jobs might be 

supported by population growth under the Standard Method. Delivery of 15,040 dwellings in Crawley 

(2019-39) would support growth of c. 24,200 jobs; whilst in Horsham, delivery of 19,300 dwellings in 

Horsham would support jobs growth of 13,500.  

Table
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 In terms of passenger numbers, the report (paragraph 2.12) notes traffic of 33.8 mppa in 2012. 

Turning to growth, the report sets out three scenarios for a second runway looking to 2050 i.e. when 

the runway would be expected to be at full capacity, as follows:  

�x Option 1 - 66.3 mppa  

�x Option 2 - 82 mppa; and  

�x Option 3 - 87 mppa  

 In a context whereby the 2019 Masterplan now anticipates that the Airport could process up to 70 

mppa with the use of the emergency runway by 2032; the scale of growth now envisaged sits  

between Option 1 and Option 2 in the 2013 report. 

 The 2013 report draws on forecasts which show total Gatwick-related employment by each of the 
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 As a result of the Thameslink Programme, there have been additional �± albeit limited - services 

added to the timetable which has resulted in an increased level of capacity for existing users of the 
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within this Study, including both the affordable housing need and findings regarding the mix of homes 

needed.  

 
Local Housing Need: Implications  

The standard method results in a local housing need for 2,819 dpa across the Northern West 
Sussex Housing Market Area, within which there is a need for 752 dpa in Crawley and 965 dpa in 
Horsham (2019-29). Our assessment indicates that these are reasonable projections based on 
the evidence.  

This scale of local housing need would support population growth of 27,200 over the 2019-39 
period in Crawley (24%) and a more substantial 34,700 growth in population in Horsham (also 
24%).  

Our analysis shows that, assuming commuting patterns remain consistent, this would support 
potential employment growth of 24,200 in Crawley and 13,500 in Horsham over the period to 2039.  

The evidence suggests that the expansion of Gatwick Airport will support employment growth at 
the airport, and presumably within the wider economy. 
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Figure 16: Median House Price Heat - Map (2018) 

 
Source: Land Registry Data (2018) 
 

Overall House Prices  

 Figure 17 profiles the house price change across the HMA authorities, the regi
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Figure  17: Median House Price Trends, 1998 -2018 

 
Source: ONS, House price statistics fo
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the pre-recession average21 for both authorities and wider benchmarks. There is a relative similarity 

in trends across areas, reflecting the influence of macro-economic factors.  

 Sales volumes nationally experienced a significant drop between 2008-9 influenced by the credit 

crunch and subsequent housing market downturn. During 2009-2013 the recovery in sales volumes 

was very modest with housing market activity over this period significantly subdued (around 40% 

below the pre-recession trend). Between 2013 and 2016 there had been a gradual recovery in sales 

volumes influenced by a combination of increasing availability and choice of mortgages together with 

Government support through the Funding for Lending and Help-to-buy scheme, however since 2016 

a decrease in sales can be witnessed. This is likely to reflect wider macro-economic uncertainty 

associated with Brexit.  

Figure
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Figure 21: Sub -area house price trend  within Horsham District , 1998-2018 

 
Source: ONS, House price statistics for sm
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across the authorities in the HMA are reasonably consistent, with Crawley demonstrating slightly 

lower residential land values. This is likely to be influenced by sales prices. As set out in Footnote 26 

below, these do not represent a market value for land as they take no account of contamination, 

abnormal costs, affordable housing provision or other planning obligations or the skewing effect of 

land wi
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 An analysis of median rents by number of bedrooms (see Figure 23) indicates that the authorities 

within the HMA show higher rents by size of dwelling when compared to the county, region and 

nationally. Rental costs in Crawley for smaller properties (up to 2-beds) are higher than the HMA 

average and those in Horsham. Horsham sees higher comparative rents for 3- and 4-bed properties.  

Figure  23: Rental Costs by Property Size, October 2017 to September 2018  

 
Source: VOA Private Rental Data 
 

 More specifically, in Crawley the median rental prices were overall higher in terms of studios, one 

and two-bedroom properties, however Horsham demonstrated higher median monthly rents for 

three- and four-bedroom properties. 

Table 29: Median monthly rents per property size for Crawley and Horsham, Octobe r 2017 to 

September 2018  

 Room 
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Figure  25: Workplace -based Median Affordability R atio, 2002 -2017 

 
Source: ONS, Ratio of house price to workplace-based earnings (lower quartile and median) 2002-2017 
 

 Table 31 presents the most recent median and lower quartile workplace-based affordability ratios. In 

2018 the median house price was a significant 9.1 times median earnings in Crawley and a 
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 In comparison, within Crawley, agents discussed on average, around 50% of buyers are first time 

buyers which is higher than both Horsham Town and Rural, with the remainder of buyers mostly up-

sizing.  

North Western Sussex HMA  

 Across the North Western Sussex HMA, agents describe that they do not see a large demand for 

housing for older persons housing or custom-build development. Agents occasionally see a demand 
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Table 34: Lower Quartile Market Rents, year to September 2018  

 Horsham Crawley 

Room only £500 £500 

Studio £550 £625 

1-bedroom £695 £780 

2-bedrooms £850 £950 

3-bedrooms 
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 �7�K�H���W�K�U�H�V�K�R�O�G���R�I���L�Q�F�R�P�H���W�R���E�H���V�S�H�Q�W���R�Q���K�R�X�V�L�Q�J���V�K�R�X�O�G���E�H���V�H�W���E�\���D�V�N�L�Q�J���W�K�H���T�X�H�V�W�L�R�Q���µ�Z�K�D�W���O�H�Y�H�O��of 

income is expected to be required for a household to be able to access market housing without the 

�Q�H�H�G�� �I�R�U�� �D�� �V�X�E�V�L�G�\�� ���H���J���� �W�K�U�R�X�J�K�� �+�R�X�V�L�Q�J�� �%�H�Q�H�I�L�W���"�¶�� �7�K�H�� �F�K�R�L�F�H�� �R�I�� �D�Q�� �D�S�S�U�R�S�U�L�D�W�H�� �W�K�U�H�V�K�R�O�G��is 

judgement based and we consider should be assessed having regard in particular to the cost of 

housing rather than income. Income levels are only relevant in determining the number (or 

proportion) of households who fail to meet the threshold. It would be feasible to find an area with 

very low incomes and therefore conclude that no households can afford housing, alternatively an 

area with very high incomes might show the opposite output. The key here is that local income levels 

�D�U�H���Q�R�W���V�H�W�W�L�Q�J���W�K�H���W�K�U�H�V�K�R�O�G���E�X�W���D�U�H���V�L�P�S�O�\���E�H�L�Q�J���X�V�H�G���W�R���D�V�V�H�V�V���K�R�Z���P�D�Q�\���F�D�Q���R�U���F�D�Q�¶�W���D�I�I�Rrd market 

housing. 

 At £825 per calendar month, lower quartile rent levels in Horsham and Crawley are relatively high in 

comparison to those seen nationally (a lower quartile rent of £525 per month across England). This 

would suggest that a proportion of income to be spent on housing could be higher than the bottom 

end of the range.  

 Across England, the lowest lower quartile rents are around £400 per month, and if these areas are 

considered to be at the bottom end of the range (i.e. 25% of income to be spent on housing) then 

this would leave a residual income of £1,200 per month. With the same residual income applied to 

Horsham/Crawley, the income required to afford an £825 rent would be £2,025 and so the 

percentage spent on housing would be 41%. 

 However, it needs to be considered that the cost of living in Horsham and Crawley is likely to be 

higher than in some other parts of England and so a pragmatic approach to determining a reasonable 

proportion of income has been to take a midpoint between the bottom (25%) and the equivalent 

residual income figure (41%). It has therefore been estimated that a threshold of between 30% and 

35% would be appropriate �± for modelling purposes a figure of 32.5% has been used. 

 On the basis of a rent of £825 per month, this would leave a residual income of £1,700 and a total 

household income of £30,500 per annum. Therefore, for the purposes of this assessment it is 

estimated that any household with an income below £30,500 would not be able to afford a lower 

quartile rent without some degree of subsidy. The use of 32.5% is considered to be a reasonable 
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number of households who are unable to afford market housing (to either rent or buy). The analysis 

below follows the methodology and key data sources in guidance and can be summarised as follows: 

�x Current need (an estimate of the number of households who have a need now and based on a 

range of data modelled from local information); 

�x Projected newly forming households in need (based on projections developed for this project 

along with an affordability test to estimate numbers unable to afford the market); 
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and so the method used links to older SHMA 

guidance 
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 �7�K�H�� �&�K�L�O�P�D�U�N�� �U�H�S�R�U�W�� �V�H�W�V�� �R�X�W�� �D�� �µ�K�L�J�K�¶�� �D�Q�G�� �D�� �µ�O�R�Z�¶�� �H�V�W�L�P�D�W�H�� �R�I�� �F�X�U�U�H�Q�W�� �Q�H�H�G�� �E�D�V�H�G�� �R�Q�� �D���� �W�K�H�� �Z�K�R�O�H��

Housing Register and b) only looking at those in an RPC. Generally, the levels of current need shown 

in this report are slightly higher than suggested by Chilmark �± although differences are not 

substantial. 

 Another difference is that the Chilmark Report made two sets of assumptions around newly forming 

households. The first linked to overall household growth, whereas the second used a 16-44 (age 

group) cohort approach. The latter method appears to be very similar to that used in this report, 

although it should be noted that they do link to a different set of household projections (linking to the 

2014-based SNHP

group) 
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�x Annual Survey of Hours and Earnings (ASHE) lower quartile earnings; 

�x Adjustment for property size by recognised equivalence model;  

�x Starting rent set at 28% of net earnings; and  

�x Rent set at Local Housing Allowance (LHA) limits where calculations show a higher figure.  

 The analysis shows rents starting at about £330 for a 1-bedroom home (in Crawley) and rising to 

£600 for homes with 3-bedrooms in Horsham (the Living Rent method only goes up to 3-bedrooms). 

It is notable that all of the Living Rent levels shown are below the maximum level of LHA available 

by size of property (see second table below).  

 As a general rule it is not considered sensible to be charging a rent in excess of LHA, as this would 

mean many households having to top up their rent from other income sources. In setting rents, the 

local authorities could therefore consider that the affordable level is in the range from a Living Rent 

up to the maximum LHA level. It should be noted that the majority of the study area (in population 

terms) is within the Crawley & Reigate Broad Rental Market Area (BRMA). 

Table 39: Living rents (per month) �± 2018 

 1-bedroom 2-bedroom 3-bedrooms 

Horsham £378 £491 £604 

Crawley £333 £432 £532 

Source: ASHE and Living Rents methodology 

Table 40: Maximum Local Housing Allowance (Housing Benefit) by location (Broad Rental 

Market Area) and property size (May 2019)  

 1-bedroom 2-bedroom 3-bedrooms 

Crawley & Reigate £696 £854 £993 

Brighton & Hove 
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�U�H�T�X�L�U�H���V�X�S�S�R�U�W���W�R���G�R���V�R�����7�K�H�U�H���D�U�H���Y�D�U�L�R�X�V���µ�D�I�I�R�U�G�D�E�O�H���K�R�P�H���R�Z�Q�H�U�V�K�L�S�¶���S�U�R�G�X�F�W�V���Z�K�L�F�K���D�U�H���F�D�Q���P�H�H�W��

the housing needs of this group.  

 This section considers the level of need for these types of dwellings in Horsham and Crawley. The 

�1�3�3�)�� �V�W�D�W�H�V�� �³Where major development involving the provision of housing is proposed, planning 

policies and decisions should expect at least 10% of the homes to be available for affordable home 

ownership, unless this would exceed the level of affordable housing required in the area, or 

significantly prejudice the ability to meet the identified affordable housing needs of specific groups���´��

(NPPF, para 64). 

Establishing a Need for Affordable Home Ownership  

 The PPG of February 2019 confirms a widening definition of those to be considered as in affordable 

need; now including 
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How Much Should Affordable Home Ownership Homes Cost?  

 The analysis and discussion above suggest that there are a number of households likely to fall under 

the new PPG definition of affordable housing need (i.e. in the gap between renting and buying) but 

that the potential supply of housing to buy makes it difficult to fully quantify this need. However, given 

the NPPF, it seems likely that the Council will need to seek 10% of additional homes on larger sites 

as some form of home ownership. 

 This report recommends shared ownership and shared equity housing 
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Crafting Policies for Affordable Housing  

 Drawing together the evidence in this section, a total need for 503 affordable homes per annum in 
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�R�Z�Q�H�U�V�K�L�S�¶���S�U�R�G�X�F�W�V���R�U���D�I�I�R�U�G�D�E�O�H���U�H�Q�W�H�G�����D�V���R�S�S�R�V�H�G���W�R���V�R�F�L�D�O���U�H�Q�W�H�G�����K�R�X�V�L�Q�J�����E�X�W���W�K�L�V���Q�H�H�Gs to be 

balanced against evidence regarding the profile of housing need and the need to provide housing for 

households whose needs are more acute and do not have other housing options (such as the ability 

to live within the private rented sector).  
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 HOUSING NEEDS OF YOUNGER PEOPLE  

 In this section we move on to consider the housing needs of younger people as well as student 

housing needs. It considers the housing market characteristics for younger households, essentially 

those with a head of household representative up to the age of 40 years; examines the levels and 

rate of formation of younger households and then looks at affordability barriers as well as the main 

initiatives to incre
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 In Northern West Sussex, the 2011 Census showed that 9.9% of households in Crawley and 8.9% 

of households in Horsham included non-dependent children.  

 Nationally, ONS data25 shows that the number of young adults living with their parents has grown 
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years old, it remains an important source of information about the levels of home ownership for 

different age groups. 

 Figure 28 below sets out the tenure split of housing in each local authority area for younger household 

age cohorts and split between economically active and inactive households. It considers the tenure 

of household reference persons and their economic participation by age. This analysis shows the 

clear differences in levels of home ownership between economically active and inactive younger age 

cohorts; and also, the substantial level of increase in ownership between the 16-34- and 35-49-years 

cohorts in each of the constituent Northern West Sussex local authorities. There will be some 

younger people living in communal accommodation, house shares or with parents.  

 The analysis also affirms the relative importance of access to the private rental market for younger 

age cohorts including those classed as economically inactive (which includes students, those looking 

after the home, those with long-term sickness/disability and those providing care support). 

Figure  28: Housing Tenure by Younger Age Cohort and Economic Activity , Northern West 

Sussex Authorities, 2011  

 

Source: Census 2011 via Nomis 
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Current Affordability and Barriers for Younger Households  

 Younger households and individuals often find barriers to accessing a choice and mix of housing 

offer to meet their needs. There are increasing barriers arising from lower household incomes, rising 

housing sales prices over time and increasing private market rental costs. These difficulties are 

compounded by the operation of mortgage lending and finance with increased levels of scrutiny 
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Affordability and Access to Finance  

 Affordability of market housing is a critical issue for many younger households and individuals. High 

levels of unaffordability can lead to distortions in the housing market including unmet housing needs, 

and inability to support economic and employment growth, increased pressure on commuting for 

work, loss of economically active households and increased social pressures on housing benefits, 

healthcare and poverty. Increasing unaffordability places greater pressure on social rented housing 

needs as well as increasing the demand for intermediate and shared equity housing products, 

particularly among younger households who do not usually have existing housing equity or other 

sufficient financial savings. 

 As described in Section 6, lower quartile house prices have now risen to 10.7 times typical earnings 

of younger households in Crawley, and to 14.4 times earnings in Horsham. Comparison with the 

previous Northern West Sussex HMA Affordable Housing Needs Update (October 2014) highlights 

a significant worsening position28 in the period since that report was completed.  

 Indeed, entry level affordability has consistently worsened over the period from 2008 for each of the 

Northern West Sussex authorities. The recessionary period in 2008/09 which saw evident house 

price reductions did not support a sustained change or improvement in the affordability of entry-level 

market housing or any particular benefit for younger households. The more recent trends from 2013 

onwards show no positive improvement in LQ price to earnings ratios, with rising levels of relative 

unaffordability in each local authority area at a rate and to levels that are higher than either the South-

east region or for England as a whole.  

 Overall there remains an acute level for relative unaffordability for entry level market housing and a 

challenging context for younger households to secure a home in the private market. 

 Looking in more detail are first time buyer earnings to house price ratios in the longer-term context, 

the Nationwide Building Society has tracked lower quartile house prices for first time buyers and 

mean average household earnings from 1983 to 2019. 

 Figure 29 below sets out the latest data from Nationwide drawing on their mortgage lending statistics 

on a quarter by quarter basis. Although the data cannot be disaggregated for the Northern West 

Sussex HMA, it does set the wider context for the South East, including separating the Outer South 

East (within which the Northern West Sussex HMA sits) with the Outer Metropolitan Area and then 

for London itself.
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very substantial surge in the period from Q12013 to Q4 2016 hitting 10:1 before dropping back to 

circa 9:1. 

 The recent position, since 2016, appears to reflect more subdued house price growth for the South-

east and for London, potentially in the context of the unc�H�U�W�D�L�Q�W�\���D�U�L�V�L�Q�J���I�U�R�P���%�U�L�W�D�L�Q�¶�V���Y�R�W�H���W�R���Z�L�W�K�G�U�D�Z��

from the 
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prices as at October 2014 as: £134,740 in Crawley; £174,249 in Horsham; and £168,432 in Mid 

Sussex30 .  

 The analysis in Section 7 showed that lower quartile house prices are (at the time of writing) around/ 

£142,000 for a 1-bed property in both Crawley and Horsham, and are £216,000 for a 2-bed property 

in Crawley and £227,000 in Horsham. A household would thus typically require an annual income at 

least £32,000 to be able to afford a 1-bed property to buy, and over £48,600 to afford a 2-bed property 

to buy. To rent a 1-bed property without financial support, a household would require an annual 

income of £25,700 in Horsham and £28,800 in Crawley based on current rental values. There are a 

range of younger households who have incomes below this.  

 The Lower Quartile sales prices place much of the Northern West Sussex Housing Market Area at 

or above the thresho�O�G���I�R�U���S�U�L�F�H�V���V�X�S�S�R�U�W�H�G���E�\���W�K�H���*�R�Y�H�U�Q�P�H�Q�W�¶�V���6�W�D�U�W�H�U���+�R�P�H�V���L�Q�L�W�L�D�W�L�Y�H�����D���I�O�D�W���F�D�S��

of £250,000 price applies outside Greater London - see below for more detail) although they fall well 

within the ambit of the Help to Buy scheme which supports new property purchases up to £600,000. 

 Overall, the entry level house purchase costs represent a significant barrier and challenge for many 

younger households with monthly mortgage payments well in excess of £1,000 alongside other 

housing costs such as the savings necessary to provide a mortgage deposit of at least 10% (although 

this is reduced to by virtue of a loan to 5% under Help to Buy sales) as well as household insurance 

and other ongoing maintenance and utilities bills. 

National Interventions to Support Younger Ho useholds  

The Help to Buy Programme  

 The Help to Buy programme represents a suite of Government-supported schemes intended to 

expand the number of households that are able to purchase market housing either through mortgage 

finance or via a shared ownership product. The Help to Buy programme is aimed more towards 

younger households and first-time buyers but is not (currently) exclusively available to such groups. 

 The Help to Buy programme has expanded since it was originally established and now includes: 

�x Help to Buy ISA  �± is a savings product aimed at first time buyers. The ISA boosts the amount 

saved by 25% with the total Government contribution capped at £3,000. The ISA can be used in 

combination with the Equity Loan or Shared Ownership schemes. 

�x Help to Buy Equity Loan  �± The scheme, for new homes, is open to first time buyers and existing 

homeowners. There is no income cap and properties can be purchased up to a value of 

£600,000. A 5% deposit is required and the Help to Buy Equity Loan lends up to 20% of the 

 

30 Table 11: Entry Level Housing Costs and Incomes Thresholds, 2014 �± Northern West Sussex HMA: Affordable Housing 
Needs Update (October 2014) 
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purchase prices resulting in a maximum mortgage to be secured of 75% of the total price. The 

Help to Buy loan is interest free for the first five years. 

�x Help to Buy: Shared Ownership  �± to support part ownership of between 25% and 75% of the 

total home (either new build or resales) and ongoing rental payments on the remainder. In 

Northern West Sussex access to Help to Buy: Shared Ownership is available to households with 

earnings of < £80,000 per year and who are either first time buyers or households that used to 

own a home but cannot afford to buy one now. 

 The Help to Buy programme allows the purchase (or part purchase) of new build housing and existing 

stock via a re-sale of Registered Providers stock. 
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 The largest take-up by value and the number of equity loans made in the HMA is in Horsham followed 

by Mid Sussex. The total value of loans in Crawley reflects a lower level of loans made and also 

reflects the lower average value of housing stock in the Borough compared with Horsham and Mid 

Sussex. 

 Turning to the type of stock purchased using Buy to Help: Equity Loans, Table 49, below, shows that 

the majority of purchases have been freehold houses with relatively lower levels of flatted stock. 

Table 49: Number of Help to Buy Equity Loans by Type and Tenure, Northern West Sussex 

HMA, 2013 �± 2017 

 Total Houses  Total Flats  
Crawley 235 (of which 3 leasehold) 90 (of which 82 

leasehold) 
Horsham 756 (of which 3 leasehold) 161 (of which 155 

leasehold) 
Northern West Sussex*  
 

1599 386 

Source: MHCLG Help to Buy Data, 26th April 2018 
* note �± total figures under-record by two units that were not recorded 
 

 The scale and expansion of the Help to Buy equity loan scheme in Northern West Sussex is sharply 

demonstrated when comparing the current total and value of equity loans against the levels 

recorded32 in the Northern West Sussex HMA: Affordable Housing Needs Update (2014). At that 

time, the Help to Buy: Equity Loan scheme was in its infancy with a total of only some £7.9m having 

been advanced. The overall level of loan value will have provided a significant amount of support for 

particularly younger households seeking to access private market housing. 

 The Communities Secretary Rt Hon Jam
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Starter Homes  

 The former Coalition Government signalled strong support for the delivery of 200,000 Starter Homes 

for sale by 2020 in England. The intention of providing Starter Homes was to ensure that there is a 

greater emphasis on the construction and delivery of new Starter Homes for first time buyers under 

the age of 40 years.  
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under-used or unviable industrial and commercial land that has not been currently identified for 

housing. Local planning authorities are expected to work with landowners and developers to secure 

a supply of land suitable for Starter Homes exception sites to deliver housing for young first-time 

buyers in their area. The PPG also advises at Section 55, paragraph 005 that there should be 

appropriate restr
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Local Start er Homes Policy Context  

 �%�R�W�K�� �&�U�D�Z�O�H�\�� �D�Q�G�� �+�R�U�V�K�D�P�¶�V�� �D�G�R�S�W�H�G��Development Plans include policies for the provision of 

affordable housing as part of their overall approach to ensuring that identified housing needs are 

met. 

 For Crawley, Policy H4 (Affordable and Low-Cost Housing) identifies that 40% of new residential 

development should be affordable housing with a 70:30 affordable rent and intermediate tenure split. 

Policy H4 also requires 10% low cost housing provision in addition to the 40% affordable housing 

requirement. Low cost housing is defined as offering up to 10% discount to first time buyers (and 

would not therefore accord with the statutory or NPPF definition of Starter Homes). �&�U�D�Z�O�H�\�¶�V���F�X�U�U�H�Q�W��

Development Plan policies do not therefore include explicit provision for Starter Homes as the Plan 

pre-dates the �*�R�Y�H�U�Q�P�H�Q�W�¶�V���L�Q�W�H�Q�W�L�R�Q���W�R���G�H�O�L�Y�H�U���V�X�F�K���K�R�X�V�L�Q�J���D�Q�G���D�O�V�R���S�U�H-dates the latest version 

of the NPPF. 

 In Horsham District, the Development Plan policy I6 (Meeting Local Housing Needs) establishes a 

35% affordable housing provision on sites of more than 15 dwellings or over 0.5 Ha and a 20% 

provision on sites of 5-14 dwellings. A tenure split of 70:30 affordable rent-to-intermediate tenures is 

sought. �6�L�P�L�O�D�U�� �W�R�� �W�K�H�� �S�R�V�L�W�L�R�Q�� �L�Q�� �&�U�D�Z�O�H�\���� �+�R�U�V�K�D�P�¶�V�� �G�H�Y�H�O�R�Sment plan policies do not include 

explicit provision for Starter Homes as at the time of its preparation, such housing products were not 

actively promoted by Government nor were they included within the definition of Affordable Housing 

set out in the NPPF. 

Local Eligibility and Provision of New Starter Homes in No rthern West Sussex  

 Work undertaken by Chilmark Consulting for both Crawley and Horsham in 201633 identified (in the 

context of an emerging legislative and regulatory basis for Starter Homes at that time) identified a 

significant pool of potential, eligible households in both local authority areas taking account of 

household eligibility (age restrictions and requirement to be first time buyers) as well as the ability of 

those eligible households to afford the requisite deposit and mortgage payments.  

 That analysis is not replicated herein but the clear conclusion of the 2016 report was that there was 

a significant level of eligible households in both Crawley and Horsham and a relative lack of housing 

available that would be within the sales market price cap including discount (£250,000). Indeed, the 

current lower quartile average prices (see Section 6) for Crawley Borough now sit at the market cap 

level; and are well above this for Horsham District. 

 While the level of potential local household eligibility for Starter Homes is evident, there has not been 

any recorded development or completion of Starter Homes (including Starter Homes exception sites) 

in either Crawley Borough or Horsham District since 2015. 

 �2�Y�H�U�D�O�O�����Z�K�L�O�V�W���D���S�R�W�H�Q�W�L�D�O���µ�Q�H�H�G�¶���I�R�U��Starter Homes remains, there are other low cost home ownership 

products which are capable of meeting a greater range of needs, including those of households on 

 

33 
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lower incomes, and we do not consider that a specific policy requirement in new Local Plans which 

specifically sought to promote delivery of Starter Homes instead of other affordable housing products 

would be appropriate.  

Rural and Entry -Level Exception Sites  

 This sub-section considers the role of rural exception �V�L�W�H�� �G�H�Y�H�O�R�S�P�H�Q�W�� �D�Q�G�� �W�K�H�� �Q�H�Z�� �µ�H�Q�W�U�\ level 

�H�[�F�H�S�W�L�R�Q���V�L�W�H�V�¶ in assisting younger households to secure suitable housing and often to remain living 

in the area where they may have grown up.  

 Paragraph 71 of the NPPF identifies that local planning authorities should support the development 

of entry-level exception sites, suitable for first time buyers (or those looking to rent their first home), 

�X�Q�O�H�V�V���V�X�F�K���Q�H�H�G�V���D�U�H���D�O�U�H�D�G�\�� �E�H�L�Q�J���P�H�W���Z�L�W�K�L�Q���W�K�H���D�X�W�K�R�U�L�W�\�¶�V���D�U�H�D�� The paragraph requires that 

such sites should not be on land already allocated for residential development and should comprise 

affordable housing as defined in the NPPF. It also states that such entry-level exception sites should 







 

 109 

 There is currently one Further Education (FE) college in Horsham �± �&�R�O�O�\�H�U�¶�V�����R�I�I�H�U�L�Q�J���6�L�[�W�K���)�R�U�P��

and Adult Evening Courses), and one FE college in Crawley �± Crawley College (offering Sixth Form, 

Adult education and undergraduate courses through partnerships with universities). 

 According to 2011 Census data there were 2,490 full-time students aged between 16 and 74 in 

Crawley in 2011 (or 3% of the overall population). There were 2,423 full-time students aged between 

16 and 74 in Horsham in 2011 equating to 2% of the overall population. Table 44 below demonstrates 

the percentage change of full-time students between 2001 and 2011 in the two authorities.  

Table 
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 NEEDS OF FAMILY HOUSEHOL DS  

 This section considers the housing needs of family households (generally described as households 

with dependent children). 

Volumes of Family Households  

 The number of family households totalled 15,500 in Horsham and 
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Figure  31: Tenure of households with dependent children �± Horsham  

 

Source: Census (2011) 

Figure  32: Tenu re of households with dependent children �± Crawley  

 

Source: Census (2011) 

 Figure 33 shows the number of bedrooms for family households. It shows the differences between 

married, cohabiting and lone parent families. In all three constituent local authority areas, the 

tendency is for family households (irrespective of household composition) to occupy two and three-

bedroom housing. The data also, unsurprisingly, highlights the small level of one-bed stock occupied 

by families.  

 Horsham and Mid Sussex show a stronger propensity for families to occupy four and five+ bed 
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Figure  34: Family Housing Under and  Over-Occupation, 2011 Census  

 

Source: 2011 Census Table DC4104EWla, CCL Calculation 

 Concealed families are 



 

 115 



 

 116 

Affordability and Local Housing Allowance  

 Affordable rents for family households (as well as securing the initial rental deposit) constitute a key 

barrier to accessing housing for some households, as private rents have grown faster than household 

incomes and above housing benefit allowances. The relative un-affordability of larger, family sized, 

homes for rent can often result in distortions and inefficiency in the market limiting the development 

of larger properties despite evident local needs. 

 The Local Housing Allowance (LHA) sets the amount of housing benefit or Universal Credit housing 

element that households in the Private Rented Sector can claim (it is intended to reflect the lowest 

30th percentile of local private rents to allow welfare claimants access to the market). LHA has fallen 

below market rents, including in Northern West Sussex. Table 
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over time and to the ability of individuals/family household�¶�V ability to save a sufficient element of 

income for the deposit.  

 The effect of purchase deposits is relevant to first time family buyers as well as second and 

subsequent moves as it is required at the point of contract exchange before any equity in an existing 

property is released.  
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Welfare Benefi ts, Universal Credit and Local Housing Allowance  

 The changing nature of welfare benefits payments, particularly housing benefits and the introduction 

and shift to Universal Credit have direct implications for lower earning and economically inactive 

households. 

 The operation of the welfare benefit cap has been in place now for a number of years, restricting the 

total amount of benefit (including housing benefits) which in turn s
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Military Service Families  

 Paragraph 61 of the NPPF seeks to ensure that the housing needs of different groups are assessed 

and reflected in planning policies. The paragraph lists various different groups including service 

families. Military personnel are listed as part of the definition of essential local workers in Annex 2 of 

the NPPF. 

 The Armed Forces Covenant (May 2011) was published by the Ministry of Defence and describes a 

moral obligation 
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personnel. This does not mean that there are no such personnel within the local authority areas, but 

the Census data disclosure policy prevents data from being produced for local authorities which fail 

to meet a minimum threshold in the number of Armed Forces persons resident or working in the area. 

In this case, that threshold is not met. 

 The overall number of service personnel living in Northern West Sussex HMA must therefore (as at 

the date of the 2011 Census) represent a very small proportion of the total population aged 16+. The 

housing needs of service families are included within the overall housing needs for the Northern West 

Sussex HMA. 
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Figure 35: Tenure of older person households (2011) �± Horsham  
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with a LTHPD again show a similar pattern in comparison with other areas (an estimated 15% of the 

population of the two local authorities having a LTHPD). 

Table 59: Hous eholds and people with a Long -Term Health Problem or Disability (2011)  

 

Households containing someone 

with a health problem 
Population with a health problem 

Number % Number % 

Horsham �± urban 7,601 26.4% 9,607 13.8% 

Horsham �± rural 7,532 28.9% 9,800 15.9% 

Horsham District 15,133 27.6% 19,407 14.8% 

Crawley



 

 125 

 



 

 126 

Table 61: Tenure of people with a LTHPD  

 % of social rent with LTHPD 
% of other tenures with 

LTHPD 

Horsham 25.5% 12.7% 

Crawley 22.4% 12.0% 
Source: Census (2011) 

Health -related Population Projections  

 In addition to providing projections about how the number and proportion of older people is expected 

to change in the future the analysis can look at the likely impact on the number of people with specific 

illnesses or disabilities. For this, data from the Projecting Older People Information System (POPPI) 

website has been used. The website provides prevalence rates for different disabilities by age and 

sex for those aged 65+. For the purposes of this study, analysis has focussed on estimates of the 

number of people with dementia and mobility problems. 

 The table below shows that both of the illnesses/disabilities are expected to increase significantly in 

the future as the population grows. In particular, there is projected to be a large rise in the number of 

people with dementia with an increase of 68% in Crawley and 92% in Horsham to 2039; along with 

an increase in the number with mobility problems of 76% in Horsham and 63% in Crawley.
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Need for Specialist Accommodation for Older Persons  
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�'�H�I�L�Q�L�W�L�R�Q�V���R�I���'�L�I�I�H�U�H�Q�W���7�\�S�H�V���R�I���2�O�G�H�U���3�H�U�V�R�Q�V�¶���$�F�F�R�P�P�R�G�D�W�L�R�Q 
 

Retirement/sheltered housing : A group of self-contained flats or bungalows typically reserved 

for people over the age of 55 or 60; some shared facilities lounge, garden, guest suite, laundry; 

plus on-site supportive management. A regularly visiting scheme manager as long as s/he is 

available to all residents when on site. An on-call-only service does not qualify a scheme to 
retirement/sheltered housing. Developments usually built for either owner occupation or renting 

on secure tenancies. 

Enhanced sheltered housing : Sheltered housing with additional services to enable older people 

to retain their independence in their own home possible. Typically, there may be 24/7 (non-

registered) staffing cover, at least one daily meal will be provided additional shared facilities. Also 
called assisted living and very sheltered housing. 

Extra care housing : Schemes where a service registered to provide personal or nursing care is 

available on site 24/7. Typically, at will be provided and there will be additional shared facilities. 

Some schemes specialise in dementia care or may dementia unit. 

Source: HOPSR 
 

 

 The analysis initially focusses on needs within self-contained units (which traditionally might be 

considered as a C3 use class (dwelling houses)) before separately looking at residential care 

bedspaces (which would arguably be in a C2 use class). This distinc





 

 130 

 



 

 131 

(Residential Institutions) or C3 (Dwellinghouse) of the Use Classes Order, consideration could, for 

example, be given to the level of care and scale of communal facilities provided.�  ́

 The relevant factors identified herein are the level of care which is provided, and the scale of 

communal facilities. It is notable that no reference is made to whether units of accommodation have 

separate front doors. Iceni view this as consistent with the Use Class Order, where it is the ongoing 

provision of care which is the distinguishing feature within the C2 definition. In a C2 use, the provision 

of care is an essential and ongoing characteristics of the development and would normally be 

secured as such through the S106 Agreement.  

 Iceni has reviewed a range of appeal decisions which have addressed issues relating to how to 

define the use class of a development. These are fact specific, and there is a need to consider the 

particular nature of the scheme. Wha
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�x If policies in a new development plan are appropriately crafted, and supported by the 

necessary evidence on need and viability, affordable housing contributions could be sought 

from a C2 use through policies in a new Local Plan.  

 It is however important to recognise that the viability of extra care housing will differ from general 

mixed tenure development schemes, not least as there are typically significant levels of communal 

space and on-site facilities; higher construction and fit-out costs; and slower sales rates as there are 

less off-plan sales. There are also practical issues associated with how mixed tenure schemes may 

operate. The Councils needs to consider these issues in crafting policies. 

 It can be difficult in some circumstances for developers of specialist housing for older persons to 

compete with other developers for land. 
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equity-
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 NEED FOR DIFFERENT SIZES OF HOMES  

 In this section, we draw together the analysis in the preceding sections to set out an analysis and 

conclusions on the need for different types of market and affordable housing.  
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to older person and working households who may be able to under-occupy housing (e.g. those who 

can afford �W�R���S�D�\���W�K�H���µ�E�H�G�U�R�R�P���W�D�[�¶���� 

 The approach used is to interrogate information derived in the projections about the number of 

household reference persons (HRPs) in each age group and apply this to the profile of housing within 

these groups. The data for this analysis has been formed from a commissioned table by ONS (Table 

CT0621 which provides relevant data for all local authorities in England and Wales from the 2011 

Census). 

 The figures below show an estimate of how the average number of bedrooms varies by different 

ages of HRP and broad tenure group for each local authority. In the owner-occupied sector the 

average size of accommodation rises over time to typically reach a peak around the age of 50; a 

similar pattern (but with smaller dwelling sizes) is seen in both the social and private rented sector. 

After peaking, the average dwelling size decreases �± as typically some households downsize as they 

get older. 

 In Crawley, in the market sector, it is noteworthy that the decline in average dwelling sizes as 

households get older is less pronounced than in Horsham (also less pronounced that is seen 

nationally). This potentially suggest that there are insufficient smaller (mainly 2-bedroom) units for 

households to downsize into �± this is taken into account in drawing conclusions. 

Figure  39: Average Bedrooms by Age and Tenure �± Horsham  
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Figure  40: Average Bedrooms by Age and Tenure �± Crawley  

 
Source: Derived from ONS Commissioned Table CT0621 

 Replicating the existing occupancy patterns at a local level would however result in the conclusions 

being skewed by the existing housing profile. This is particularly the case in Crawley. On this basis 

(for both areas) we have also applied regional occupancy assumptions for the South East region. 

Assumptions are applied to the projected changes in Household Reference Person by age, as set 

out in Figure 39 and 40.  

 In terms of the analysis to follow, the outputs have been segmented into three broad categories. 

These are market housing, which is taken to follow the occupancy profiles in the owner-occupied 

sector; affordable home ownership, which is taken to follow the occupancy profile in the private rented 

�V�H�F�W�R�U�����W�K�L�V���L�V���V�H�H�Q���D�V���U�H�D�V�R�Q�D�E�O�H���D�V���W�K�H���*�R�Y�H�U�Q�P�H�Q�W�¶�V���G�H�V�L�U�H�G���J�U�R�Z�W�K���L�Q home ownership looks to 

be largely driven by a wish to see households move out of private renting) and affordable (rented) 

housing, which is taken to follow the occupancy profile in the social rented sector. The affordable 

sector in the analysis to follow would include affordable rented housing. 

Tenure Assumptions  

 The housing market model has been used to estimate the future need for different sizes of property 

over the 20-year period from 2019 to 2039. The model works by looking at the types and sizes of 

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

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

households of different ages occupy homes differs between the market and affordable sectors (as 

shown earlier). 

 It is therefore necessary on this basis to make some judgement for modelling purposes on what 

proportion of net completions might be of market and affordable housing. For modelling purposes, 

the analysis assumes that 70% of net completions are of market housing (designed to be sold for 
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Table 71: Mode lled Mix of Housing by Size and Tenure �± Crawley  (Regional Occupancy)  

 1-bedroom 2-bedrooms 3-bedrooms 4+-bedrooms 

Market 5% 24% 44% 27% 

Affordable home ownership 26% 38% 25% 11% 

Affordable housing (rented) 
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Horsham 

 

�x 1-bed properties: 35% 

�x 2-bed properties: 30% 

�x 3-bed properties: 25% 

�x 4+-bed properties: 10% 

Crawley 

 

�x 1-bed properties: 30% 

�x 2-bed properties: 30% 

�x 3-bed properties: 30% 

�x 4+-bed properties: 10% 
 

 By rented affordable housing in this context, we mean social rented; affordable rented; and affordable 

private rented homes.  
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Horsham 

 

�x 1-bed properties: 5% 

�x 2-bed properties: 30% 

�x 3-bed properties: 40% 

�x 4+-bed properties: 25% 

Crawley 

 

�x 1-bed properties: 10% 

�x 2-bed properties: 25% 

�x 3-bed properties: 40% 

�x 4+-bed properties: 25% 
 

 In considering the appropriate mix of market housing on individual development sites, consideration 

should be given to the existing housing mix at a neighbourhood or settlement level and any evident 

gaps within this, up-to-date market evidence, the development pipeline on other sites in the area and 

extent to which this will support a range of sizes of homes, and the location and nature of the 

development site.  
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Figure 41: Pip eline of Development in Crawley Town Centre by Property Siz e 

  

Source: CBC Monitoring Data  

 Iceni considers that it is important that there are a range of sizes of homes brought forward within 

the Town Centre Neighbourhood within Crawley, but that it is reasonable to expect the profile of 

homes on such developments to differ from the wider mix needed across the Borough in particular 

given the expectation of higher density development and the relative attractiveness of the Town 

Centre for younger and potentially older households. Investment in improving quality of place and 

delivery of social infrastructure will help support its attractiveness as a residential location. It is likely 

to remain a focus for private rented housing and can be expected to see further build-to-rent 

development.  

 On the basis of the evidence, Iceni considers that an appropriate mix of market housing to be brought 

forward on town centre sites is set out below:  

�x 1-bed properties: 25-30% 

�x  2-bed properties: 40-45% 

�x 3-bed properties: 25% 

�x  4+-bed properties: 5% 

 There is a clear need to ensure balance and flexibility in the town centre housing market, particularly 

securing some larger accommodation that broadens choice. In the absence of this, there is a risk 

that the Town Centre housing offer will be dominated by a narrow range of small, flatted 

accommodation with little market choice and adverse implications for socially sustainable 

development.  
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 EMERGING HOUSING MARKET SEGEMENTS  

 In this section we move on to provide analysis which considers emerging segments of the housing 
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�x Platform Crawley (11 The Boulevard) which provides 185 units in a mix of studio (from £850 

pcm), 1 bed (£960 pcm) and 2 bed (from £1175 pcm) apartments together with lifestyle facilities 

such as gym, yoga and terrace; 

�x Inspired Homes (15-29 Broadway) �± under construction for 78 (1 and 2 bed) apartments and 
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 These headline messages indicate that the continued decline of the buy to let dominated PRS when 

combined with evidence of high rental values locally in Table 66 (and rising rental demand nationally) 

represent conditions that are expected to encourage continued future growth in the BTR sector.  
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on the same basis as rent increases for the market tenancies within the build to rent 

development).  

 These are relevant considerations for the councils in seeking to set out policies for build-to-rent 

development within local plans. The Councils in consider how affordable housing might be applied 

to this form of development need to balance a number of considerations: the scale of affordable 

housing need and nature of housing land supply within the area; viability evidence which considers 

the dynamics of the build-to-rent sector and its ability to support affordable housing; and the 

Government support for the Build-to-Rent sector and acknowledgement of the role which this play in 

increasing overall housing delivery. These considerations may result in differences in the policy 

approach to Build-to-
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kitchenette), with access to shared spaces for working, socialising and relaxing, events, and on-site 

amenities such as a gym, launderette and supermarket. The operator is due to open a new scheme 

at Canary Wharf shortly.  

 It remains to be seen whether this housing concept has any realistic potential beyond the larger, 

higher cost urban centres such as London, with a recognition that the modern concept of co-living is 

often viewed as an extension of managed student accommodation for younger professionals without 

dependents.  

 Many of the existing co-living examples tend to be large city schemes with studies indicating that 

whilst the sharing of space is deemed more acceptable, especially by city dwellers, the model of co-

living needs to carefully consider the scale of provision balanced alongside personal space needs 

and privacy. 

 In the Northern West Sussex HMA context, there is the potential for co-living schemes to emerge 

although these are anticipated to be limited to individual developments rather than a widespread 

adoption of this housing product.  

 The current co-living business model and characteristics draw on a large base of transient younger, 

high skilled professional households and individuals (particularly those without dependents) which is 

not currently a predominant characteristic of household growth in the Northern West Sussex HMA. 
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�x benefits to the local area and/or a specified community which are clearly defined and protected 

in perpetuity via a legal asset lock; 

�x community engagement and consent throughout the process, which may involve the community 

initiating/managing the development process or building the homes. 

 The term Community Led Housing is therefore a broad one and can be delivered in a number of 

ways, some of which can overlap with each other to include: 

�x 
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 The Sussex Community Housing Hub has a number of ongoing CLT interests in the Northern West 

Sussex HMA including potential for a CLT as part of the North Horsham strategic development and 

a pipeline for some 300 homes from CLTs across West Sussex County. 

 It is important that local planning policy seeks to encourage and enhance the contribution and role 

of community led housing particularly given the lack of familiarity with the sector despite the level of 

government funding and external support available to promote opportunities for CLH.  

Case Study: Marmalade Lane, Cambridge  

�7�K�L�V���V�F�K�H�P�H�¶�V���G�H�O�L�Y�H�U�\���L�Q�Y�R�O�Y�H�G���D���Q�R�W�D�E�O�H���P�L�[���R�I���V�W�D�N�H�K�R�O�G�H�U�V���L�Q�F�O�X�G�L�Q�J���0�R�O�H���$rchitects, TOWN 

developers Cambridge City Council and the community group driving the scheme, K1 Housing. 

The community group formed in 2005; with an outline planning permission submitted in 2014 

demonstrating the potential for delays.  

 

Completed in 2018, the scheme comprises 42 new homes, pre-fabricated off-site. The scheme is 

deliberately multi-generational to support a greater mix of housing including five-bedroom terraced 

housing to one-bedroom apartments which sit within allow rise block of 10. The developer 

effectively delivered the scheme, with residents paying market rate for the properties; however, all 

residents were fully involved in the design of the scheme. 

 

Self - and Custom -Build Housing  

 Historically, self-build and custom-build housing has not been a common or wide-spread form of 

housing development in the UK. 
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 At the national level, there is no conclusive figure for the number of self/custom build completions 

�S�H�U���D�Q�Q�X�P���D�O�W�K�R�X�J�K���$�0�$�¶�V���5�H�V�H�D�U�F�K���6�H�O�I���%�X�L�O�G���+�R�X�V�L�Q�J���0�D�U�N�H�W���5�H�S�R�U�W���8�.���������������± 2020) estimated 

that self-build completions are circa 12,000 per year. The same research predicts the self-build 

market will grow by around 7 �± 10% per annum whilst the National Custom and Self Build Association 

(NaCSBA) identified that over 40,000 people had signed Registers of Interest in England as at 

December 2018. The Association recognises that English planning authorities will need to 
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Older Persons H ousing Needs  

 The SHM
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R10: The Councils should carefully consider the economics of delivery of d ifferent types of 

older persons housing through the preparation of viability evidence  and consider whether a 

differential affordable housing policy should be applied to different types of specialist 

housing schemes. In particular, f or schemes with higher l evels of care provision, 

consideration should also be given  to the viability of schem es and  to whether it is practical 

to manage market and affordable provision within a single development. This may be 

influenced by the nature of the site and scheme.  

 In addition, the SHMA identifies a need for around 776 dwellings from wheelchair-users in Horsham 

and 599 dwellings in Crawley. Comparing the need for wheelchair dwellings shown to the Local 

Housing Need, the need for wheelchair user dwellings equates to 4% of the total housing need. We 

consider that it would be appropriate to seek provision as part of major new-build schemes, subject 

to support from viability evidence studies.  

R11: Planning policies should require 5% of dwellings on major development schemes to be 

delivered to wheelchair adaptable standards.  

Need for Different Sizes of Homes   

 Understanding the existing housing mix in a place is important in considering what future mix of 

housing is appropriate to deliver a mixed and balanced community. This is important at both a 

strategic, and at a local, level.  

 The SHMA analysis shows a particular focus of housing stock in Crawley towards 3-bed properties, 

with Horsham having a strong representation of 4+ bed homes in the market sector. Crawley has 

limited provision of 1-bed affordable housing.  

 Taking account of the current stock and expected demographic trends (including the expectation that 

some older households will downsize if the right properties are available), the SHMA points to a need 

for different sizes of homes in the market and affordable sectors.  

�5�������� �7�K�H�� �6�+�0�$�¶�V�� �V�W�U�D�W�H�J�L�F�� �F�R�Q�F�Ousions regarding the mix of homes needed in different 

tenures are set out in the tables below. Iceni consider that these should inform development 

plan policy on housing m ix and negotiations regarding the mix of housing to be delivered on 

individual develo pment sites alongside consideration of the existing housing mix in the 

settlement, and where appropriate evidence of the profile of households on the Housing 

Register in a n area on needs shown through local survey evidence.  
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APPENDIX 1: MIGRATION FLOWS TO HORSHAM AND CRAWLEY  

Migration Inflows to Crawley and Horsham, 2016 -17  

 Destinat

ion 

 Origin 

   1st  2d  3rd  3th  5th  6th  7th  8th  9th 
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APPENDIX 2: COMPONENTS OF POPULATION CHANGE  
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