Pensford Housing Needs Survey

Publow with Pensford Parish Housing Needs Survey 2011

Survey Report

INTRODUCTION

In July 2011, English Rural Housing Association and Publow with Pensford Parish
Council carried out a census based survey of the housing need in the Parish. The
purpose of the survey was to identify and understand the current and emerging levels
of local housing need in the parish. Having seen many young households move
away from the parish over the past years to find a home they can afford, the parish
council are committed to understanding and meeting the affordable housing needs of
the parish and feel this is vital if their vibrant local community is to thrive

English Rural Housing Association is a specialist rural affordable housing provider
that was set up to develop and manage affordable homes in villages for local people.
The Association is a charitable housing association registered with the Homes and
Communities Agency and Tenant Services Authority (formerly combined as the
Housing Corporation).

English Rural were commissioned by Somer Community Housing Group to undertake
the survey on their behalf, as an independent rural specialist. If an affordable
housing need is identified in a village, Somer intend to then work with the parish
council and the local authority to identify appropriate sites for development and will
build affordable homes for local people in accordance with local planning
requirements.

A two part housing survey was delivered to the 414 households living in the parish.
Part one of the survey sought to collect information that reflects the profile of the
community, its current housing supply and the types of household that are resident.
Part two of the survey was about households wishing to move home in the next 5
years. It sought to identify the nature of their housing need and if they are able to
resolve their needs in the local housing market. The survey was supported by a
drop-in consultation event, as well as publicity around the parish in the form of
posters, flyers, an article in the parish newsletter and information on the Parish web
site.

198 of the parishes 414 (electoral roll 2010) households completed and returned the

survey form, giving a response rate of 47.8 % which is an excellent return rate for a
rural survey. The findings from the survey are reported here as actual figures and
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are not extrapolated to reflect the potential results had 100% of households
responded to the survey.

Copies of the survey form and publicity can be found in appendix a.
The findings of this survey will be used to support any decision about the
development of affordable homes and will provide evidence in any potential planning

application for affordable homes. It will also be supported by up to date information
from the Local Authority’s Homesearch Register.

Publow Parish

Publow with Pensford Parish

NATIONAL BACKGROUND TO THE DELIVERY OF RUARL AFFORDABLE HOMES:

‘Rural settlements are particularly impacted by a shortage of affordable housing.
Many villages are at risk of losing vital shops and services as young families and
those on modest incomes are priced out. Though average wages are lower in rural
areas, the average price of a house in rural England is now over £40,000 more
expensive than in urban areas, meaning young people and low earners are moving
out to urban areas. The consequences are clear - 1,200 village shops have already
closed nationally over the last two years and 600 rural pubs closed in the last year
alone (2009).
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Rural exception sites have been established to help rural communities meet local
affordable housing needs by permitting affordable housing development as an
exception to normal planning policy. Parish councillors can help consider whether an
affordable housing development is needed, support consultation with local residents
and work with the local authority to ensure lettings are made to the members of the

local community in greatest housing need’ (National Housing Federation, Building Brighter
Futures, 2009)

This extract from a South West National Housing Federation booklet sums up why
the provision of rural affordable homes is important to developing orrmaintaining a
sustainable and vibrant community. For individual households on lower incomes,
moving away from the village where they grew up or have close family & support
networks is a reality unless there is an adequate supply of appropriate homes for
theme to rent or buy.

Development of the appropriate type of homes in the village, which are earmarked for
local households, becomes a win-win for both the community and the individual. This
survey will help the Parish Council, the District Council and Somer determine how
many and what size and tenure of homes will help Pensford remain a sustainable
community long into the future.

SETTING THE SCENE — PLANNING PoLIcY IN BATH & NORTH EAST SOMERSET

Land use planning policy for B&NES is set out in the current Local Plan, as adopted
in October 2007. Housing policy is largely laid out in chapter B7, with policy HG.9
specifically addressing the use of rural exception sites for the delivery of affordable
homes in villages where a demonstrable need can be shown. In essence, this policy
supports the use of land outside of the settlement boundary, or land which would
otherwise not be supported for residential development, where a local affordable
housing need can be shown and where these homes are retained in perpetuity as
affordable housing for local people. The use of a s106 planning agreement secures
the homes in accordance with policy and establishes an occupancy cascade to
allocations. Nationally, rural housing policy is set by Planning Policy Statement 3
Housing.

When delivering homes in villages, wider rural and residential development policy
applies dependant on the area in question — this might for example include greenbelt
policy, conservation policy and environmental policy. Significant attention also needs
to be paid to Local Character Statements, Parish Plans and other formal statements
issued by the parish or district council which may affect specific or groups of
parishes.

During 2009, Bath & North East Somerset began working up and consulting on the
options for the Core Strategy which will establish the planning policy setting for the
developing Local Development Framework. This document will eventually replace
the current Local Plan when it is adopted in early 2012, and its policies will take
precedence. The Emerging Core Strategy begins to take increasing precedence
over the Local Plan as its progress through consultation and inspection continues.
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At this stage, it is clear that the Core Strategy will contain a strong and cohesive
policy approach to rural housing (See appendix 2 for emerging Core Strategy Policy
on the delivery of exception sites) and highlights the lack of rural affordable housing
as one of the key strategic issues for the District:

Tack efaffordable housing to meet localnceds may impact on the socialsustainability of
the ruralarcas and exacerbate difficultics for an ageing population.’ (B&NES Draft Core
Strategy)

At a National level, rural housing planning policy and legislation is in a state of flux
with the consultation on the new National Planning Policy Framework ongoing and
the impact of the emerging Localism agenda still unknown. The proposed removal of
the exception sites policy could see a fundamental change to the way rural affordable
homes are delivered. What is still certain is that, in order to plan for and deliver the
right type of affordable homes for a community, an understanding of the immediate
and longer term (strategic) housing need is essential. At the national level, the
emerging a planning policy framework is predicated on a presumption in favour of
sustainable development where there is a proven need, be it locally or on a wider
scale.

SETTING THE SCENE — HOUSING NEED IN BATH & NORTH EAST SOMERSET

At the District and sub-regional level, levels of affordable housing need are identified
though the West of England Strategic Housing Market Assessment (SHMA) 2008
and through the Bath & North East Somerset (B&NES) choice-based lettings register.

West of England SHMA 2009

The West of England SHMA report 2009, touches on rural housing issues for the
sub-region and a summary of the rural information can be found at appendix 3.

Publow with Pensford falls within the Chew Valley zone of the results for B&NES in
the SHMA. Of particular interest data for this zone shows that, unlike all of the other
market zones in the study, detached houses are in the majority and that the study’s
newbuild homebuy model (shared ownership) product of the sale of 40% equity and
1% rent is not affordable due to the high house prices. Unusually for the sub region,
the largest need for social rented homes modeled for the zone is for family housing at
77%.

In the Chew Valley zone, the study shows that there is an average annual affordable
housing need from 41 newly emerging households, 6 former home owners as well as
the existing need as registered on the councils choice-based lettings system. After
re-lets of existing affordable housing are taken into account, the study shows an
average annual need for 40 new affordable homes.

Data from Bath & North East Somerset Homesearch Register

All affordable rented homes in Bath & North East Somerset are accessed through the
Council’'s Homesearch choice-based lettings register. Around 8700 households have
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registered with the council for an affordable home in the District and around half
have expressed a preference as to where they would like to live. For rural housing
developments, potential applicants must demonstrate a local connection with the
parish and whilst this preference is an indicator of those who would like to live in the
parish, it cannot be automatically assumed that those households have the required
local connection. The HomeSearch numbers below show a low demand for homes
in Publow with Pensford, but this is in part owing to the low level of supply and the
limited mix of affordable homes in the parish.

Unit size General needs Older persons toial
needs
1 bed 8 1 9
2 bed 2 0 2
3 bed 1 0 1
Total 11 1 12

(Source: B&NES Homesearch register August 2011)

When a property is available for allocation, households on the Homesearch register
are invited to ‘bid’ for the chance to be allocated the property. The number of
applicants who register their interest in a property can be used as an indicator of the
demand for homes in a particular location. Since October 2007, only 12 homes have
become have become available for re-letting in the parish. In particular demand
were the 1 bed general needs flats and 2 bed bungalows, with 62 and 39 ‘bids’
respectively. There was a lower demand for sheltered accommodation. No family
homes and only 2 no 2 bed units have become available for re-letting.

This constrained supply of re-lets means that even relatively low levels of demand
are unlikely to be met.

SETTING THE SCENE — PREVIOUS WORK ON IDENTIFYING LOCAL HOUSING NEED

A village needs survey was carried out in September2004 by the West of England
rural enabler. This survey reported that there was a local housing need
demonstrated by 36 households (9 ‘hidden’ households, 10 households wishing to
return to the village and 17 other households seeking accommaodation in the village
who couldn’t afford to meet their housing needs on the open market.) Despite
identifying a need, at the time there were no development opportunities for affordable
housing that could be pursued and therefore and no new affordable homes were
provided to meet the local demand.

SETTING THE SCENE — PARISH INFORMATION
The parish comprises 414 households (electoral role 2011) with a total population of
around 1140. Of the total population 225 (19.6%) are children, making up a larger

proportion of the population than across the District (16.7%). 235 (20.7%) are of
pensionable age (ONS mid year estimates 2008).
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The parish is situated 7 miles (11 km) north of Wells and 8 miles (13 km) west of
Bristol, and sits within the Chew Valley. Publow-with-Pensford includes the hamlets
of Belluton and Woollard.

The local housing market is typical of rural Bath & North East Somerset, and much of
the west of England generally. There is a constrained supply of high value properties
for sale and a very limited private rented sector.

As at 08 September 2011, there are 17 properties for sale in the parish, with an
average asking price of £803,000. (www.rightmove.co.uk) and only 2 properties
available for private rent. Very few properties are at the lower end of the market: one
2bed semi detached home is available on 50% shared ownership terms for £100,000
and there are 2 other homes available for below £300,000, both 3 bedroom houses
priced at £275,000 and £279,950. The rented properties are both small lodges in a
farm courtyard at £450 and £525pcm

The existing affordable housing stock is largely owned and managed by Somer
Housing Group and comprises 35 homes for rent at social rent levels and 4 shared
ownership homes. Turnover of homes in the parish is very low and the demand for
these limited vacancies far exceed supply, as the figures provided earlier
demonstrate. The shared ownership homes were initially sold on a 25% equity share
basis with a rent figure payable on the remaining 75% un-sold share. 2 of the shared
owners have since exercised their right to purchase additional shares in the
properties (known as staircasing) — one owner now has a 75% share of their home,
and the other a 50% share.

Current affordable housing stock —

Pensford
1 bed 2 bed 3 bed 1 bed 2 bed
flat house house bungalow bungalow
Sheltered 0 0 0 12 0
General Needs 4 1 14 0 4
Shared Ownership 0 2 2 0 0
Total 4 3 16 12 4 39

Publow with Pensford is typical of many villages in rural B&NES. It has a thriving and
active community that is made up from both long-standing local families and people
who have moved more recently into the parish. The village has the usual supply of
clubs, societies and community groups who support the running of the village hall; a
real hub for local community and sporting activity.

The parish has a village shop and post office, 3 pubs, primary school and pre-school,
thriving local church and a number of small scale, local businesses. Other
employment is largely self-employment in local services industry — gardeners,
building trades people, hotel and bar staff. Agriculture and tourism accounts for a
small level of employment in the parish. There are 3 working farms in the parish, one
also providing fishing lakes.
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Public transport is provided by the Wells to Bristol bus which passes through the
village very 20 minutes. Keynsham provides the closest rail station some 4 miles
away. There are weekly buses into Bath and Keynsham.

The parish council is concerned that if local young people, couples and families
cannot stay living in the parish, there is a real threat to the services, facilities and
clubs that serve the community. For the parish to flourish in future years, it needs to
sustain a wide range of household and they recognise that by developing more
affordable homes for the villages, they are helping to meet this challenge.

Note: use of Census and other statistical data. Despite the 2011 Census being carried out earlier this
year, data will not be available until 2012 or beyond. Ward and parish data is quoted from the 2001
census where there is no recognised, up to date, alternative. Data is sourced from the Office for
National Statistics web site and thanks go to West of England Rural Network for supplying the 2011
Parish Profile for Publow (OSCI/ WERN/ACRE). Appendix 2

RESULTS FROM PARISH HOUSING NEEDS SURVEY

The housing survey was split into 2 parts. The first section of the survey form gives a
flavour of the households living in the parish and sought to identify the community’s
views on affordable housing provision. The second part of the form focused on the
housing requirements of households wanting to move within the parish and their
ability to resolve their own housing needs in the local housing market.

198 completed survey forms were returned to English Rural Housing Association.
However, not all respondents answered all questions, which means that totals for
each question will not always add up to 198. Percentages have been based on the
number of respondents to each question and have been rounded to the nearest
0.5%.

Actual figures are being provided. No results have been extrapolated and it must be
noted that results do not apply to the whole community.

Part 1 — You and Your Household

Q1: Is this home your main home?

Yes, main home 196 100%

No, second home 1 0

This reflects census data which a similar lack of second homes in Publow and
Whitchurch ward.
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Q2: How would you describe your home?
House 140 1%
Bungalow 46 24%
Flat / apartment 4 2%
Sheltered / retirement 6 3%
Caravan / mobile home 0
Other 0

The census does not define homes in the same category as this survey,
but it does reveal that the highest proportion of properties are detached
and semi-detached properties (houses or bungalows) with a very low
proportion of flats 3.5%.

Q3. What is the tenure of your home?

Owned outright 90 46%
Owned with mortgage 70 36%
Shared ownership 4 1%
Tied to a job 1 0.5%
Rented from LA/HA 14 7%
gig’:g?dfrom a private 15 7.5%
Other 0 0%

According to census statistics for Publow and Whitchurch ward, the
tenure mix (as at 2001) shows that 81.5% of homes in the ward are
owner occupied, 6.1% private rented and 8.2% social rented. This is a
good match for the data gathered from the survey and suggests that a
representative sample from the parish responded.

Q4. How many bedrooms does your home have

1 bed / bedsit 10 5%,
2 bed 28 14.%5
3 bed 80 41.5%
4 or more bed 75 39%

Generally, the housing stock in the parish is for larger family homes. This
pattern exacerbates the housing problem for small, lower income
households as competition for smaller homes is high due to the
constrained supply, which inflates house prices locally.
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Q5. What is your connection with the parish
Currently living in parish 193 98.5%
Number of years in parish?
1-3 7
4-6 24
7-9 14
15-20 13
20+ 92
Previously lived in parish 1 0.5%
Work in parish 1 0
Family live in parish 0 0.5%
Other 1 0.5%

The survey was not distributed outside of the parish, so this response is
as expected. Further work on establishing the pattern and level of
housing need should explore the local connections of people who want to
move into Publow with Pensford but do not currently live there.

Q7. What type of household are you?

One person household 13 6.5%
Two parent family 62 320,

Couple 36 18.5%
Lone parent family 5 2.5%
Retired Couple 55 28%

Retired single person 292 1%

Other 3 1.5%

Comparison against known information for this set from the 2001 census
is not reliable as changes in family make up are much more fluid than
other demographics and the census data is now 10 years old.

Q8a. has your home been adapted to increase physical accessibility?

Yes 9

No
184
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Q8b. Will your home need adapting in the next 5 years?

Yes 4

This data suggests that that there is not currently a significant need from
local people for homes that are suitable for people with mobility problems
and that new homes do not need to provide specifically for mobility
requirements. All new affordable homes are built to provide access for
wheelchairs and ease of adaptability if the need arises in future years. .

Q9. Are you in favour of a small development of affordable homes for
local people if there was a proven need?

Yes 158 80.5%

No 20 10
Don’t know 18 9.5%

Whilst it is inappropriate to say that the survey is representative of the
views of the whole community, this positive response shows that there is
generally support across Publow with Pensford for the provision of
affordable homes for local people. As proposals to build affordable
homes in the parish develop further, significant levels of communication
with the community are necessary to promote local support and
understanding.

Q10. Has anyone in your family moved away in the last 5 years due to a
difficulty finding an affordable home locally?

Yes 11 5.5%

No 185 94.5%

Q11. Does your household, or anyone in your household, want or need to
move homes within the parish in the next 5 years??

Yes 49 25%
No 149 75%
Who wants to move??

g-11a Whole household 26 53%
q11b Additional 0

household 22 45%
g11c Both but want to

move separately to 1 2%

different homes
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49 respondents to the survey answered yes to the above questions,
although only 46 continued to then respond to section 2 of the survey.
This amounts to ¥4 or 25% of the households completing the survey
identifying a level of local housing demand in the parish. Part 2 of the
survey helps us determine if these households can meet their own

housing needs or if they require some form of affordable housing in order
to meet their housing needs locally.
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Part 2 — Housing Needs

All households likely to want to move in the next 5 years were asked to complete part
2 of the village housing survey. The data from this part of the report is being split to
record data from:

a) Affordable housing need —households who are not home owners
and who are likely to need help to resolve their housing need with an
affordable home

b) Open market demand — owner occupiers &/or households on higher
incomes who should be able to resolve their housing need on the
open market

The purpose of this part of the survey is to provide part of the evidence of housing
need to help the Parish Council, Local Authority and Somer Community Housing
Trust make a decision about whether to develop a small scheme of affordable homes
for local people. The open market housing evidence could help the parish council to
influence any future open market development to ensure that wider local housing
needs can be met. In light of the emerging localism agenda, both sets of data will
support any Neighbourhood Planning activities for the Parish.

A) Affordable Housing Needs — summary of survey responses:

There are 35 households who are not home owners and who want to move in the
parish in the next five and who are likely to need help in resolving their housing
needs.

Q13 Where Does this household live?

Together as a household in the village — 14

With another household in the village — 21

Outside the parish — 0

Local Residency is one of the local connection criteria used in allocating affordable
rural homes. The highest level of demand is being shown by ‘hidden’ households
currently living with parents or family / friends in the village.

Q14 Does a member of the household work in the parish

Yes — 4 No — 31

Responses to this question give local employment as the village pub (1) and
equestrian services (1)
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Q15 When does the household want to move?
Within 2 years —11 2-5 years — 21 5 or more years — 3

This shows that the need for new affordable homes is both a current issue but that
the greatest element of demand occurs in the medium term.

Q16 What is the minimum number of bedrooms you require?

1 bed / bedsit— 6 2 bedrooms — 18
3 bedrooms — 9 4 or more bedrooms — 0

There is significant demand for 2 bedroom homes in the village. These can be
provided as homes for either 3 or 4 persons depending on need and household
composition. A 2 bedroom, 3 person house would be appropriate for single person
or couple households, whilst a 2 bedroom, 4 person house has a larger second
bedroom and living space and is suitable for smaller families.

Q17 Which tenure would you prefer?

Buying on the open market —10  (note - based on the information provided it is unlikely that the
households expressing this tenure preference would be able to afford to purchase a home on the open market but
could potentially afford shared ownership. One household’s income and savings suggest they could readily afford
to buy a home within a lower price range, but such homes do not appear frequently for sale in the parish.)

Renting from a housing association — 16
Renting from a private landlord — 0

Shared ownership — 8 (note — based on the information provided half of the households expressing this
preference could potentially afford shared ownership, although half do not demonstrate the mortgage capacity
and/or savings to support shared ownership purchase)

Not given - 0
Q18 Are you on the Local Authority housing register?

Yes — 4 No -31

It is not uncommon for households wanting to move in a rural environment to feel that
the Local Authority cannot help resolve their housing needs, particularly in areas
where the supply of affordable homes is limited. This is not the case and all
allocations for any rural homes developed will be through the B&NES Homesearch
Register. Further work is needed to ensure that all households who cannot afford to
resolve their housing needs register with the Homesearch team.

Q19 What type of accommodation do you require?

House - 27 Flat/maisonette — 8 Bungalow — 0
Sheltered / retirement housing — 0 Other— 0  Not given—0

The overwhelming demand is for houses although there is a demand from 8 single
people for flats. Single people and couples would not usually be allocated into
family housing, but in order to promote sustainability in rural schemes B&NES policy
is being amended to allow a bedroom surplus. In light of the policy change,
consideration can also be given to developing smaller 2 bed, non family
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accommodation suitable for single people and couples, which are more sustainable
than building one bedroom units of accommodation, such accommodation could be
built as houses or bungalows, as well as flats, in order to provide a range of
properties for future use. The lack of demand for bungalows reflects the fact that the
significant majority of households wishing to move within he village are younger.

Q20 What is your main reason for needing to move?

Need larger accommodation — 3

Need smaller accommodation — 1

Need a more affordable home — 2

Need to set up independent accommodation — 8
Need a more secure home — 0

These responses are typical reasons for people wanting to move within their rural
community. The parish council are particularly keen to meet the needs of young
households wishing to set up an independent home in the village. These households
would normally have to move away from the local community to resolve their housing
needs..

Q22 Household composition of those wanting to move within the parish

2 parent family — 8

Couple - 8

One person household -17
Single parent family —2
Retired couple — 0
Retired single person — 0
Other—0

The majority of demand for affordable homes in the village comes from single people,
15 of whom are currently looking to leave the family home and set up independent
accommodation within the parish. No older (retired) households revealed
themselves as requiring an affordable home in the parish — this may reflect that the
largest supply of available social homes comes from within the sheltered housing
stock and that this need is being met as it arises. 9 families are shown to be looking
for an affordable home in the parish — family housing supply within the existing social
housing stock is very limited and re-lets infrequent, meaning that even this lower
level of demand is unlikely to be met from within existing supply.

Q23 If you wish to buy a home, what total house price could you afford? (most
mortgage lenders will only allow you to borrow a maximum of 3.5 x a household’s income)

>£50,000 - 1 £50,000 to £69,999 — 1
£70,000 to £99,999 -7 £100,000 to £149,000 - 7
£150,000 to £199,999 — 1 £200,000 to £249,000 — 2
<£250,000 -0
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Almost all forms had this question completed. The household able to achieve a
mortgage of £250,000 are marginal as to whether they would be able to qualify for an
affordable home, but the questionnaire does not look at the other household
circumstances that would determine this and the supply of local homes within their
budget is extremely limited.

Recent marketing of shared ownership homes by English Rural in the area have
seen property valuations for a 2 bed home as £175,000 (Winford) and £185,000
(Chewstoke), requiring mortgages of £78,750 (50% share at Winford) and £74,925
(45% share at Chew Stoke) — both allowing for a minimum of a 10% deposit. The
data gathered here would suggest that shared ownership IS an option for some
households in the parish, despite the findings of the SHMA which suggests
otherwise. There is currently 1 shared ownership property available in the parish
with a 50% shared valued at £100,000. (in assessing affordability of shared
ownership, the levels of rent charged on the unsold equity of the property must be
taken into consideration.)

Q24 If you wish to buy a home, please indicate what savings or financial
support you would have to use as a deposit?

>£10,000 - 9 £10,000 - £14,999 - §
£15,000 - £19,999 - 0 £20,000 - £24,999 — 1
£25,000 - £29,999 - 0 <£30,000 — 2

In the current housing market, 100% mortgages are rarely available and very
expensive where they are offered. Potential homeowners need to be able to achieve
minimum deposits of 10-15% as well as being able to service the legal costs of
buying a home. English Rural is currently finding that many potential shared owners,
whose income would support the appropriate mortgage, are struggling to receive
mortgage offers due to a lack of deposit.

Q25 — What is the total monthly take home income (after deductions) of
everybody who will be responsible for the cost of housing (rent or mortgage)?

> £420 pcm— 3 £420 - £834 - 2
£835-£1249 - 10 £1250-1665—- 9
£1666 - £2499 -5 £2500 - £3329 -3
<£3300 -2

B&NES Council has a definition of affordability of housing which relies on a
household spending no more than 25% of its take home income on housing costs.
Housing costs include the rent or mortgage, any service charges for the development
and council tax. This definition will be taken into account when assessing the tenure
types of housing appropriate for the parish to ensure that any homes developed
remain affordable for the local community.

It is also essential that a household’s income must be able to cope with potential rise

in mortgage interest rates — home ownership is not encouraged to households at the
very margins of the affordability threshold.
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Households on lower incomes can qualify for housing and council tax benefits to help
meet their living costs.

Summary of key findings and conclusion — Affordable Housing needs in
Publow with Pensford

There is a clearly identified local need for affordable homes in the parish of Publow
with Pensford. 33 households have returned survey forms that clearly demonstrate
that they meet the Bath & North East Somerset affordable housing criteria and have
a strong local connection with the parish. There are 2 additional households who
might also qualify for a low cost home ownership property as they are in the position
to buy a lower priced home locally on the open market, but such stock is rarely
available.

Local residency is the key local connection given, but employment and close family
within the parish also appear as strong local connection criteria.

A significant level of need is demonstrated by younger single people, couples and
even families who are currently living with family in the village and who wish to set up
an independent home within Publow with Pensford.

The several respondents aspire to open market home ownership but the income data
given suggests that this is not a realistic option in the local housing market.

Based on the income data provided and information from shared ownership
valuations in the area, there is an realistic demand for shared ownership in the parish
but affordable rented homes are the tenure most likely to meet long term, local need
in the village.

Single households and couples aspire to a 2 bedroom property and demand is
almost exclusively for houses. Demand for larger homes is lower, although there is a
far lower re-let supply of larger family homes in the village and any demand for 3 bed
houses is unlikely to be met locally through existing stock and there does not appear
to be a significant affordable housing demand for properties (bungalows) for older
households.

The following table shows an indicative need for affordable homes in the parish, this
is established by considering each survey respondent’s household type, size and
income / mortgage capacity — it is not a reflection of the demand (wants) expressed
by individuals who aspire to property sizes and tenures beyond their capacity. This
table is a summary of the ‘Likely appropriate tenure’ and ‘likely appropriate unit type /
size’ columns of the detailed summary of respondents found at appendix *

There is an ongoing debate over the sustainability of providing 1 bedroom properties

for single people as part of any rural affordable housing development. The table
below reflects a general view that in rural areas where supply is constrained,
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households should be allowed an element of under occupancy, thus allowing the
household to grow within their existing home.

Rent Shared total
ownership
2b,3p homes 12 2 14
2b,4p homes 4 8 12
3b,5p homes 6 3 9
Total 22 11 35

The 2004 village needs survey reported that there was a local housing need
demonstrated by 36 households (9 ‘hidden’ households, 10 households wishing to
return to the village and 17 other households seeking accommodation in the village
who couldn’t afford to meet their housing needs on the open market.)

Whilst the overall level of need has remained constant, the profile of those in housing
need has changed with a doubling in the need coming from ‘hidden’ households (ie
those still living at home or with another household) - this can largely be explained
with the recent recession and increased difficulty younger people and first time
buyers are experiencing in finding an independent home of their own. Unlike the
2004 survey, there is no indication of households wishing to return to the Parish.
This area of need may be present and will come forward in due course if a scheme is
developed and promoted — but was not picked up within this survey format.

Recommendations

It is recommended that Publow with Pensford Parish Council work with a registered
affordable housing provider (housing association) to identify a site for the
development of affordable homes for local people.

Although a current demand for an affordable home is expressed by 33 (35)
households, planning policy and development best practice prevents the building of
very large affordable housing schemes in rural areas. Typically a scheme of 6-9
units, sitting below the major applications limit for planning applications, would be
traditional for a rural exception site and meets the B&NES requirement that exception
sites for small housing developments. However emerging National and local housing
planning policies look to support sustainable rural housing developments that are in
keeping with the site, location and size of the community, as well as clearly
evidenced by need. As such for Pensford a larger rural housing development is likely
to be appropriate. The scale of development is something that will need careful
consideration and policy discussion / negotiation: with such a high demonstrated
need it may be appropriate to negotiate for a larger exception development to be
brought forward, consider a number of phases of development, or identify more than
one site in the parish.

The Parish Council Affordable Housing steering group which helped in the
development of the survey should be continued to support the work of the Registered
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Provider (housing association) and feed back to the main Parish Council on key
decisions.

Based on the evidence gathered 2/3 of these homes should be for rent and 1/3 for
shared ownership or some other form of low cost home ownership. However, in the
current economic climate, it is increasingly difficult for first time buyers to obtain
affordable mortgages, particularly on properties with occupancy / ownership / resale
restrictions. As such, a lower proportion of low cost home ownership is
recommended, although flexibility should be allowed to ensure that this tenure mix is
appropriate and affordable if there are significant changes to the local housing
market and mortgage interest rates before development commences.

Given the earlier justification for a larger exception site development, a suggested
housing mix for 12 homes might be developed, which allows for an element of under
occupation and increases the sustainability and flexibility for first and subsequent
lettings:

Rent Shared total
ownership
2b,3p homes 4 0 4
2b,4p homes 3 2 5
3b,5p homes 2 1 3
9 3 12

This mix reflects, that while the biggest demand is shown for smaller units of
accommodation, this is the area where supply from re-lets is greater.

If Bath & NE Somerset Council allocations policies will not support under occupancy,
particularly for single person households, there needs to be an adjustment in mix to
allow the development of a higher proportion of smaller units:

Rent Shared total
ownership
1b, 2p flats 2 0 2
2b,3p homes 2 0 2
2b,4p homes 3 2 5
3b, 5p homes 2 1 3
9 3 12

There are currently two 2bed and two 3bed shared ownership properties in the
parish, one recently available for resale although turnover within this limited supply is
infrequent. It would be usual to allow for shared owners to meet their aspirations for
a larger property, and while there are a number of single people or couples for whom
shared ownership may be an appropriate housing option, if development supply is
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constrained the recommendation is to develop family homes. However, if the
opportunity arises for a larger development, it might be appropriate to include a
proportion of smaller shared ownership homes — perhaps in the form of 2bed, 3
person flats.

Consultation with the community is essential at key stages — if a number of
opportunities come forward with potential for development, consultation with the
parish can help determine the site to be developed.

Consultation will be required to inform the community of the final decision on sites
and shared development proposals, prior to the submission of any planning
application. English Rural would recommend holding a Village Information and
Consultation Event in the weeks leading up to the submission of a planning
application.

English Rural would usually undertake a Registration of Interest exercise in the
community at this time in order to gather household specific details for anyone
interested in applying for affordable homes being developed in the village. This detail
enables fine tuning of tenure & unit mix for the scheme prior to submission of
planning.

The Parish council and its affordable housing steering group will become key
stakeholders in the design and development of any new homes and will be asked to
consider and comment on the details of any planning application for new homes prior
to submission.

At all stages of development, local households must be reminded that allocation of
the homes is through the B&NES Homesearch register and that they must complete
and submit a Homesearch application form to the council.

The Parish Council is asked to formally accept the findings of the survey and make
resolution to support the further work on developing affordable homes in the village.
This does not prejudice the council’s role as a statutory consultee on any planning
submission that arises from the work.

B) Open Market Housing Demand — summary of survey responses

Respondents to the survey who are on higher incomes (people earning over £60,000
cannot apply for government funded housing initiatives) or who are already home
owners would not meet B&NES housing allocations policy and definition of affordable
housing need. Their housing needs must be met within the private housing market
by rent or open market purchase.

The information provided by the survey should give the parish council an idea of local
open market housing demand, against which they can assess future applications for
new development or actively encourage local development as appropriate. 10
households requiring open market housing completed section 2 of the survey.
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Q13 Where Does this household live?

Together as a household in the village —10

With another household in the village — 0

Outside the parish — 0

all of the respondents where owner occupiers currently living in the village and
wishing to move within the village.

Q14 Does a member of the household work in the parish

Yes— 0 No - 10

The respondents do not work locally in the parish, although 6 of the10 are retired and
do not work at all.

Q15 When does the household want to move?

Within 2 years — 2 2-5 years— 2 5 or more years — 6

Whilst there is some immediate and medium term desire to move expressed in the
survey, the biggest need is in the longer term.

Q16 What is the minimum number of bedrooms you require?

1 bed /bedsit—0 2 bedrooms -7
3 bedrooms — 3 4 or more bedrooms -0

The demand for smaller homes does not meet the current supply coming forward in
the market.

Q17 Which tenure would you prefer?

Buying on the open market — 10

Renting from a housing association — 0

Renting from a private landlord — 0

Shared ownership — 0

Not surprisingly all respondents wish to remain owner occupiers
Q18 Are you on the Local Authority housing register?

Yes —0 No —6

This is unsurprising as the B&NES allocation policy does not support owner
occupiers registering for help with housing.
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Q19 What type of accommodation do you require?

House —5 Flat/maisonette — 0 Bungalow — 1
Sheltered / retirement housing — 4 Other-0 Not given - 0

Q20 What is your main reason for needing to move?

Need larger accommodation — 1

Need smaller accommodation — 6

Need a cheaper home — 1

Need to set up independent accommodation — 0
Need adapted accommodation - 2

Like many villages in the District, there is a local open market housing demand from
older households wishing to downsize and/or move into sheltered or adapted
accommodation.

Q22 Household composition of those wanting to move within the parish

2 parent family - 1
Couple - 3

Retired couple - §
Retired single person - 1

Q23 If you wish to buy a home, what total house price could you afford? (most
mortgage lenders will only allow you to borrow a maximum of 3.5 x a household’s income)

>£50,000 - 0 £50,000 to £69,999 - 0
£70,000 to £99,999 - 0 £100,000 to £149,000 - 0
£150,000 to £199,999 — 2 £200,000 to £249,000 - 5
<£250,000 - 3

Q24 If you wish to buy a home, please indicate what savings or financial
support you would have to use as a deposit?

>£10,000 - 1 £10,000 - £14,999 - 0
£15,000 - £19,999 - 0 £20,000 - £24,999 - 0
£25,000 - £29,999 - 0 <£30,000-7

Owner occupiers will usually rely on (some of) the equity in the property they are
selling and are not expected to find a cash deposit in the same way as first time
buyers.

Q25 - What is the total monthly take home income (after deductions) of
everybody who will be responsible for the cost of housing (rent or mortgage)?

> £420 pcm —1 £420 - £834—-0

Page 21 2/8/2012










































