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Please note that in this report some of the tables include rounded figures. This can result 
in some column or row totals not adding up to 100 or to the anticipated row or column 
‘total’ due to the use of rounded decimal figures. We include this description here as it 
covers all tables and associated textual commentary included. If tables or figures are to be 
used in-house then we recommend the addition of a similarly worded statement being 
included as a note to each table used. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

This report takes into account the particular instructions and requirements of our client. It is not intended for 
and should not be relied upon by any third party and no responsibility is undertaken to any third party. 

arc4 Limited accepts no responsibility or liability for, and makes no representation or warranty with respect to, 
the accuracy or completeness of any third party information (including data) that is contained in this 
document. 
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Introduction 
The Objectively Assessed Housing Need figure for Telford and Wrekin has been 
revised upwards from 15,555 to 17,280. The impact that this has had on overall 
dwelling mix analysis is now considered. This updates material presented in the 2016 
SHMA. We are of the view that this updated dwelling mix analysis does not impact 
on the local plan as the increase in dwellings is relatively modest and does not 
fundamentally change the conclusions of the existing SHMA.  

Paragraph and table numbers in this document correspond with those  in the 2016 
SHMA. 

 

Overall dwelling mix  
7.3 NPPF paragraph 159 states that local authorities should identify the scale and mix of 

housing and the range of tenures that the local population is likely to need over the 
Plan Period.  

7.4 Having reflected upon the Objectively Assessed Need for housing and Housing 
Requirement, this section considers the overall dwelling mix which is appropriate for 
consideration by the Council. 

7.5 In order to determine the potential range of new dwelling stock appropriate for 
Telford and Wrekin, analysis has considered: 

• The current stock profile of the district by type and size; 

• The profile of households by age of Household Reference Person (HRP) and how 
this is expected to change over the period 2011 to 2031; 

• The range of dwelling types and sizes occupied by households by age and type; 

• Future requirements for dwelling types and sizes based on the anticipated 
change in household profile; 

• A final adjustment that translates the household derived requirement into a 
dwelling requirement. 

7.6 Further details of the methodology are presented at Appendix E. Two outputs have 
been produced (Table 7.1): principal analysis based on maintaining the same 
proportion of dwelling stock by age group; and a variant analysis which considers 
aspirations of older people (who are expected to increase dramatically over the Plan 
Period) and how these aspirations may impact on dwelling stock requirements. Note 
that Table 7.1 uses the Housing Requirement figure of 17,280 as a base. 

 
  



Telford and Wrekin SHMA 2016 – Updated dwelling mix analysis   Page | 5 

 
May 2017 

Table 7.1 Dwelling stock requirements 2011-2031 

Dwelling type and size 
Principal analysis 

Variant analysis (factoring in 
aspirations of HRPs aged 60 and 

over 
% of new 

dwelling stock 
Number of 
dwellings 

% of new 
dwelling stock 

Number of 
dwellings 

1 Bed House  0.4 70 0.4 72 
2 Bed House  9.7 1673 9.7 1681 
3 Bed House 41.2 7128 36.8 6368 
4 or more Bed House 13.5 2325 13.5 2339 
1 Bed Flat 5.6 976 5.6 975 
2 Bed Flat 5.4 934 5.6 970 
3+ Bed Flat 0.2 37 0.2 38 
1-2 Bed Bungalow 19.3 3328 22.5 3892 
3+ Bed Bungalow 4.7 809 5.5 945 
Total 100.0 17280 100.0 17280 

Source: PBA, arc4  

 

7.7 The principal analysis would suggest that the development of 3 and 4-bedroom 
houses and 1 to 2-bedroom bungalows is a key priority, with three dwelling types 
representing around three-quarters of all dwelling requirement. 

7.8 Under the variant analysis that considers the aspirations of older people planning to 
move (drawn from household survey evidence from other studies), there is a 
reduction in need for 3-bedroom houses and a notable increase in bungalow need, 
particularly 1 to 2-bedroom bungalows. 

 

Conclusions on dwelling mix 
7.9 On the basis of dwelling size data, Table 7.3 provides a general view on the likely 

overall dwelling size split based on market and affordable development assuming a 
65% market and 35% affordable split (based on the past 5 years’ trends in 
development). 

 

Table 7.3 Suggested dwelling mix by market and affordable dwellings 

Overall dwelling size mix Market (%) Affordable (%) Overall (%) 
1/2 Beds 40.6 90.9 58.1 
3 Beds 45.9 5.3 31.7 
4 Beds 13.5 3.8 10.1 
Total 100.0 100.0 100.0 
Base 11232 6048 17,280 
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Technical Appendix E: Reviewing the future profile of 
dwelling stock in Telford and Wrekin 
 

Introduction 
E.1 In order to determine the potential range of new dwelling stock appropriate for 

Telford and Wrekin, analysis has considered: 

• The current stock profile of the district by type and size; 

• The profile of households by age of Household Reference Person (HRP) and how 
this is expected to change over the period 2011 to 2031; 

• The range of dwelling types and sizes occupied by households by age and type; 

• Future requirements for dwelling types and sizes based on the anticipated 
change in household profile; 

• A final adjustment to take account of the 17,280 dwelling requirement figure. 

 

Current stock profile of Telford and Wrekin by type and size 
E.2 Latest data from the Valuation Office Agency on dwelling type and size is presented 

in Table E1. This data relates to all dwellings and not just occupied households and 
therefore varies slightly from the 2011 Census data. 

E.3 Overall 79.8% of dwellings are houses (with 47.6% of all dwellings 3-bedroom 
houses), 10.5% are flats and 9.7% are bungalows. Variations in dwelling type by sub-
area are shown in Table E1, for instance the proportion of houses with 4 or more 
bedrooms is highest in the Rural Area (30.7%) compared with Telford (17.1%) where 
the proportion of 3-bedroom houses is highest (48.7%).  

 

Profile of households by age group and broad household type 
2011-2031 

E.4 Data used by PBA in their OAN calculation identifies the total number of households 
by age of HRP and household type over the period 2011 to 2031 (Table E2). Data 
indicates an overall increase of 9,634 households between 2011 and 2031, mainly 
fuelled by an increase in households with a HRP aged 60 and over. 

 

.  
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Table E1 Dwelling type/size profile 

Sub-area 

Dwelling type/size 

Total (Known 
type/size)* Base 

1 Bed 
House  

2 Bed 
House  

3 Bed 
House 

4 or more 
Bed House 

1 Bed 
Flat 

2 Bed 
Flat 

3+ Bed 
Flat 

1-2 Bed 
Bungalow 

3+ Bed 
Bungalow 

Telford 0.4 13.8 48.7 17.1 4.7 6.1 0.2 7.4 1.6 100.0 59290 
Newport 1.8 8.8 41.8 21.9 6.2 5.8 0.8 9.6 3.2 100.0 4980 
Rural Area 0.2 10.3 41.9 30.7 1.7 0.9 0.2 6.8 7.3 100.0 5730 
Telford and Wrekin Total 0.4 13.1 47.6 18.6 4.6 5.7 0.3 7.5 2.2 100.0 70000 

Source: Valuation Office Agency 2014 

* Total dwellings reported is 71,030, with missing data on type and/or size for 1,030 dwellings 
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Table E2 Change in number of households by household type and HRP 2011-2031 

Year Household type 
Age of Household Reference Person (HRP) 

Total 15-24 25-34 35-44 45-59 60-84 85+ 

2011 
Couple 1,082  5,273  8,596  12,441  11,027  381  38,800  
Prev Married/Single 1,847  4,313  4,836  6,523  8,958  1,382  27,859  
Total 2,929  9,586  13,432  18,964  19,985  1,762  66,659  

2016 
Couple 1,107  5,102  7,557  13,114  11,974  503  39,357  
Prev Married/Single 1,930  4,732  4,441  7,119  10,136  1,524  29,882  
Total 3,037  9,834  11,999  20,233  22,110  2,027  69,239  

2021 
Couple 994  4,996  7,501  13,138  12,601  650  39,880  
Prev Married/Single 1,882  5,059  4,675  7,099  11,329  1,816  31,860  
Total 2,876  10,055  12,176  20,237  23,930  2,466  71,740  

2026 
Couple 935  4,991  7,913  12,251  13,533  870  40,493  
Prev Married/Single 1,917  5,171  5,072  6,542  12,638  2,210  33,550  
Total 2,852  10,162  12,985  18,793  26,172  3,080  74,043  

2031 
Couple 1,086  4,608  8,216  11,738  14,377  1,174  41,199  
Prev Married/Single 2,164  4,964  5,403  6,208  13,549  2,805  35,094  
Total 3,250  9,572  13,620  17,946  27,926  3,979  76,293  

 
Change 2011-2031 

Couple 4  -665  -380  -703  3,350  793  2,399  
Prev Married/Single 317  651  567  -315  4,591  1,423  7,235  
Total 321  -14  188  -1,018  7,941  2,216  9,634  

Source: PBA  
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Range of dwelling types and sizes occupied by households by 
age and type 

E.5 There is a range of secondary data available including the English Housing Survey and 
the 2011 Census which can provide data relating to dwelling type and size. That said, 
the link between household type/age of HRP and dwelling type/size is more difficult 
to ascertain from these sources. However, data from other arc4 studies can be used 
to determine this link. Data from five recent household surveys has been assembled 
to explore the relationships between dwelling type/size and household type/age. 
Given that this results in a combined sample of 12,200 household interviews 
weighted to reflect a total of 419,500 households, this is a reasonable dataset from 
which relationships can be established1. The profile of dwelling type and size by HRP 
derived from the household survey datasets is presented in Table E3. 

E.6 A further adjustment to the data was necessary to take account of underlying 
variations between the stock profile in Telford and Wrekin compared with the five 
districts. Telford and Wrekin has proportionately more 4 or more bedroom houses 
and fewer 2 bedroom houses compared with these areas.   

 

  

                                                      
1 Household surveys from 2015 Wrexham/Flintshire Local Housing Market Assessment, Bolton 2015 Housing Needs Assessment, Stockport 
2015 Housing Needs Assessment, North Tyneside 2014 Strategic Housing Market Assessment 
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Table E3 Dwelling type and size by age group of Household Reference Person and 
Household Type 

HRP age Dwelling type/size 

% by HRP age and household 
type 

Total Couple Single 

15-24 

1 Bed House  0.0 0.0 0.0 
2 Bed House  28.0 34.0 29.8 
3 Bed House 22.6 21.0 22.1 
4 or more Bed House 3.0 3.2 3.1 
1 Bed Flat 9.3 13.1 10.4 
2 Bed Flat 36.6 28.6 34.2 
3+ Bed Flat 0.0 0.0 0.0 
1-2 Bed Bungalow 0.5 0.0 0.4 
3+ Bed Bungalow 0.0 0.0 0.0 
Total 100.0 100.0 100.0 

25-34 

1 Bed House  0.2 1.8 0.7 
2 Bed House  25.1 36.8 28.7 
3 Bed House 52.7 20.2 42.7 
4 or more Bed House 11.0 1.4 8.0 
1 Bed Flat 2.3 16.8 6.7 
2 Bed Flat 5.6 20.2 10.1 
3+ Bed Flat 1.5 0.0 1.0 
1-2 Bed Bungalow 1.0 2.4 1.5 
3+ Bed Bungalow 0.7 0.4 0.6 
Total 100.0 100.0 100.0 

35-44 

1 Bed House  0.3 0.0 0.2 
2 Bed House  13.6 30.1 18.8 
3 Bed House 49.1 33.8 44.3 
4 or more Bed House 31.0 6.1 23.1 
1 Bed Flat 0.6 14.2 4.9 
2 Bed Flat 2.4 12.5 5.6 
3+ Bed Flat 0.4 1.6 0.8 
1-2 Bed Bungalow 1.2 1.3 1.2 
3+ Bed Bungalow 1.4 0.3 1.0 
Total 100.0 100.0 100.0 

45-59 

1 Bed House  0.1 1.1 0.5 
2 Bed House  12.7 23.7 17.4 
3 Bed House 44.1 35.7 40.5 
4 or more Bed House 32.1 10.0 22.6 
1 Bed Flat 1.0 13.2 6.3 
2 Bed Flat 2.9 10.5 6.2 
3+ Bed Flat 0.8 0.6 0.7 
1-2 Bed Bungalow 3.5 3.6 3.5 
3+ Bed Bungalow 2.9 1.6 2.3 
Total 100.0 100.0 100.0 

60-84 1 Bed House  0.3 1.1 0.6 



Telford and Wrekin SHMA 2016 – Updated dwelling mix analysis   Page | 11 

 
May 2017 

Table E3 Dwelling type and size by age group of Household Reference Person and 
Household Type 

HRP age Dwelling type/size 

% by HRP age and household 
type 

Total Couple Single 
2 Bed House  10.7 18.9 14.1 
3 Bed House 42.3 30.2 37.2 
4 or more Bed House 22.2 7.3 15.9 
1 Bed Flat 1.7 14.7 7.1 
2 Bed Flat 3.4 10.1 6.2 
3+ Bed Flat 0.8 0.5 0.7 
1-2 Bed Bungalow 10.8 12.7 11.6 
3+ Bed Bungalow 7.9 4.5 6.5 
Total 100.0 100.0 100.0 

85+ 

1 Bed House  0.0 0.0 0.0 
2 Bed House  10.9 14.1 13.3 
3 Bed House 38.1 27.5 30.4 
4 or more Bed House 9.6 6.1 7.0 
1 Bed Flat 3.5 14.9 11.9 
2 Bed Flat 9.7 8.3 8.7 
3+ Bed Flat 0.5 0.4 0.5 
1-2 Bed Bungalow 19.4 22.5 21.7 
3+ Bed Bungalow 8.4 6.1 6.7 
Total 100.0 100.0 100.0 

All HRPs 

1 Bed House  0.2 0.9 0.5 
2 Bed House  13.8 23.2 17.6 
3 Bed House 44.9 31.6 39.5 
4 or more Bed House 25.1 7.6 18.0 
1 Bed Flat 1.5 14.3 6.7 
2 Bed Flat 3.9 11.4 6.9 
3+ Bed Flat 0.8 0.6 0.7 
1-2 Bed Bungalow 5.6 7.7 6.5 
3+ Bed Bungalow 4.3 2.7 3.6 
Total 100.0 100.0 100.0 
Base 247696 168656 416352 

Source: Household surveys from 2015 Wrexham/Flintshire Local Housing Market Assessment, Bolton 2015 
Housing Needs Assessment, Stockport 2015 Housing Needs Assessment, North Tyneside 2014 Strategic 
Housing Market Assessment 

 

Future dwelling requirements based on the anticipated change 
in household profile 

E.7 Table E4 summarises the overall profile of dwellings based on the likely profile of 
households by HRP and household type in Telford and Wrekin. It uses the 2011 to 
2031 PBA household data as a base and the proportion of households by HRP age 
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and household type derived from the combined household survey data. The same 
proportions are applied to the 2031 household data to establish the range of 
additional dwellings that are likely to be required to support the changing 
demography of Telford and Wrekin. 

 

Table E4 Overall dwelling requirements by type and size 

Dwelling type and size 2011 2031 Change % change % of new dwelling stock 
1 Bed House  295 334 39 13.2 0.4 
2 Bed House  8761 9694 933 10.6 9.7 
3 Bed House 31749 35723 3974 12.5 41.2 
4 or more Bed House 12370 13666 1296 10.5 13.5 
1 Bed Flat 3038 3582 544 17.9 5.6 
2 Bed Flat 3790 4311 521 13.7 5.4 
3+ Bed Flat 171 192 20 11.9 0.2 
1-2 Bed Bungalow 5028 6884 1856 36.9 19.3 
3+ Bed Bungalow 1457 1908 451 31.0 4.7 
Total 66659 76293 9634 14.5 100.0 

 

E.8 Given the considerable increase in older people expected in Telford and Wrekin over 
the period 2011-2031, a sensitivity analysis linked to the aspirations expressed by 
HRPs aged 60 and over from a recent household survey has been applied to the 
Telford and Wrekin demographic data.  

E.9 Table E5 indicates that a range of dwelling types and sizes are aspired towards, in 
particular bungalows. However, the data illustrates that there is a continued 
aspiration for houses, particularly with 3 bedrooms, amongst older people. 

 

Table E5 Aspirations of households planning to move where HRP is aged 60 and over 

Dwelling type and size Aspiration 
Actual occupied 
dwelling stock Variance 

1 Bed House  0.6 0.5 0.0 
2 Bed House  11.6 14.4 -2.8 
3 Bed House 23.7 37.2 -13.6 
4 or more Bed House 13.5 16.2 -2.7 
1 Bed Flat 1.6 4.9 -3.3 
2 Bed Flat 4.1 3.7 0.5 
3+ Bed Flat 1.2 0.2 1.0 
1-2 Bed Bungalow 24.8 16.1 8.7 
3+ Bed Bungalow 18.9 6.8 12.1 
Total 100.0 100.0 
Base 22314 2723 

Source: Wrexham LHMA applied to Telford and Wrekin 
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E.10 Table E5 summarises overall dwelling requirements by type and size when sensitivity 
analysis regarding the aspirations of households with a HRP aged 60 and over are 
considered. This would principally result in a slight increase in the number of 
bungalows required and reduction in the number of 3-bedroom houses.  

 

Table E6 Future dwelling requirements – older person aspiration sensitivity analysis 

Dwelling type and size Revised number % of new dwelling stock 
1 Bed House  40 0.4 
2 Bed House  937 9.7 
3 Bed House 3550 36.8 
4 or more Bed House 1304 13.5 
1 Bed Flat 544 5.6 
2 Bed Flat 541 5.6 
3+ Bed Flat 21 0.2 
1-2 Bed Bungalow 2170 22.5 
3+ Bed Bungalow 527 5.5 
Total 9634 100.0 

 

Final adjustment 
E.11 This analysis has focused on the impact of household change on overall dwelling 

requirements. However, a further adjustment is required to factor in the variation 
between total households and total dwellings. This requires an uplift from 9,634 to 
the dwelling requirement of 17,280 dwellings over the period 2011-2031. Table E7 
summarises the final analysis based on the principal and variant scenarios. This 
suggests that under both scenarios, the delivery of 3 and 4-bedroom houses and 1 
and 2-bedroom bungalows are particular priorities.  
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Table E7 Summary of household requirements 2011-2031 

Dwelling type and size 

Principal analysis 
Variant analysis (factoring in aspirations of 

HRPs aged 60 and over 
% of new 
dwelling 

stock 
Number of 
dwellings 

% of new dwelling 
stock  Number of dwellings 

1 Bed House  0.4 70 0.4 72 
2 Bed House  9.7 1673 9.7 1681 
3 Bed House 41.2 7128 36.8 6368 
4 or more Bed House 13.5 2325 13.5 2339 
1 Bed Flat 5.6 976 5.6 975 
2 Bed Flat 5.4 934 5.6 970 
3+ Bed Flat 0.2 37 0.2 38 
1-2 Bed Bungalow 19.3 3328 22.5 3892 
3+ Bed Bungalow 4.7 809 5.5 945 
Total 100.0 17280 100.0 17280 

 

Concluding comments 
E.12 The purpose of this analysis has been to consider the likely dwelling type and size 

requirements of households in Telford and Wrekin linked to the anticipated increase 
in 9,634 households over the period 2011 to 2031 and a dwelling requirement of 
17,280. In the absence of locally sourced data, data from household surveys from 
other studies have been used. Analysis considered the profile of dwelling stock 
occupied by households by HRP and household type. This data was applied to future 
household information provided by PBA to determine the likely change in dwelling 
requirement by type and size over the period 2011 to 2031. A variant scenario linked 
to the aspirations of households with a HRP aged 60 and over has also been 
considered. 

E.13 The analysis concludes that there are three key dwelling types particularly required 
across Telford and Wrekin: 3-bedroom houses, 4+-bedroom houses and 1 to 2-
bedroom bungalows in addition to ongoing development of other property types 
and sizes as illustrated in Table E4. Under the alternative scenario factoring in 
aspirations of older people, the proportion of 3-bedroom houses reduces and the 
proportion of bungalows increases from 24% of additional dwelling stock to 27.1%. 

E.14 It is our view that this updated dwelling mix analysis does not impact on the local 
plan as the increase in dwellings is relatively modest and does not fundamentally 
change the conclusions of the existing SHMA. 
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