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Disclaimer

This document is intended to aid the preparation of the Neighbourhood Plan, and can be used to guide decision making and as
evidence to support Plan policies, if the Qualifying Body (i.e. the neighbourhood planning group) so chooses. It is not a
neighbourhood plan policy document. It is a ‘snapshot’ in time and may become superseded by more recent information. The
Qualifying Body is not bound to accept its conclusions. If any party can demonstrate that any of the evidence presented hereinis
inaccurate or out of date, such evidence canbe presented to the Qualifying Body at the consultation stage. Where evidence from
elsewhere conflicts with this report, the Qualifying Body should decide what policy position to take in the Neighbourhood Plan
and that judgement should be documented so thatit can be defended at the Examination stage.
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AMH Affordable Market Housing

HNA Housing Needs Assessment

HNF Housing Need Figure

Housing LIN Housing Learningand Improvement Network
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NDO Neighbourhood Development Order

NDP Neighbourhood Development Plan
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SHLAA Strategic Housing Land Availability Assessment
SHMA  Strategic Housing Market Assessment

VOA Valuation Office Agency



AECOM 7
Hartfield Neighbourhood Plan Housing Needs Assessment

1.

11

Executive Summary

Tenure and Affordability

Hartfield has higher rates ofhome ownershipthan in Wealdenand England. The percentage of shared ownershipis
slightly higher than in Wealden but relatively lower than in England. The overall percentage of social rentis much
lower than in both Wealden and England. Thereis avery limited stock of affordable housing within Hartfield. Rates of
private renting are similar in Hartfield and Wealden but are much lower than in England as awhole.

Between 2001-2011, the percentage ofhome ownershipin Hartfield decreased by 16.1%, and increased by 2.6% in
Wealden. Therewas also a significantchangein the share of social rented housing in Hartfield. The percentage of
social rented housing decreased by 65.5%, whereas the share ofsocial housing increased in Wealden (4.7%). In
England as a whole, therewas a slightdeclinein theamountofsocial housing. There was also a large percentage
increasein privaterenting overthe 10 year period, and no changein the percentage of shared ownership. The
findings of aresearch reportundertaken by Hartfield Parish Council further demonstrated the lack of shared
ownershipin the neighbourhood area, stating thatthere is currently no shared ownershipin the Parish atall. It is
crucial to note, however, that since 2011 Census data shows the presence of shared ownershipin Hartfield, it may be
that owners have staircased over time and boughttheir own properties since 2011. However, without conclusive
evidence,itisnotpossible to ascertain the same.

In terms ofhouse prices, therewas a 75.3% increasein median house prices, 68.3% increase in mean house prices
and a 65.1% increase in lower quartile house prices. In terms ofhouse prices by type, there was a substantial
increasein the price of detached homes between 2011-2020, which increased by roughly 81% over the ten year
period.

The overallincrease in prices suggests that the affordability of home ownership has worsened in Hartfield, which
aligns with the finding that private renting has become a significantly more common in the neighbourhood area.

By benchmarking theincomes required to afford the differenttenures in the neighbourhood area, we determined the
following:

. While market rents are affordable to households on mean average incomes, both market rents and market
sale prices are higher than what householdswith even two lower quartile earners could afford.

. The discounton the median average house pricerequired to enable households onaverage incomes to
afford to buy is 72%. Meanwhile, in order for lower quartile households to be able to afford median price
homes, a discountof93% is required for single earners or 86% for a household with two earners.

. Whether discounted market sale is affordable will depend on whether properties are priced in relation to
average, new build or entry level homes so developers will view discounts differently. New build homes are
often more expensivethan properties for salein the second-hand stock.

. Discounts on new build or average prices may make homes no more affordable than entry level propertiesin
the existing stock. This is the case in Hartfield where a discount of 30% on mean house prices is more
expensive (at£497,000) than the lower quartile house pricein the existing stock (£468,000).

. Discounted market sale homes may be unviableto develop ifthediscounted priceis closeto (or below) build
costs. Build costs vary across the country butas an illustration, the build costfora2 bedroomhome
(assuming 70 sg m and a build costof £1,500 per sq m) would be around £105,000. This costexcludes any
land value or developer profit.

. In Hartfield, a 30% discounton average prices would not be sufficientto extend home ownership to
households onaverageincomes, so ahigher discountlevel would be justified in this case. As stated above,
a minimum discountof 72% would be required for households onaverage incomes to be able to afford
median priced homes. The Governmenthas announcedthatthe price of First Homes will be capped at
£250,000 outside London. This capis likelyto apply ifthese properties are developed in Hartfield and could
therefore extend home ownership further, butwould not make these homes affordable to Hartfield
households onaverageincomes.

. It is also worth noting that while existing shared ownership options (25% and 50% shares) extend home
ownershipto households onaverage and lower quartileincomes, itis still worth including these productsin
the final tenure mix as they would extend home ownership substantially. Governmenthas also confirmed that
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11.

12.

13.

shared ownership will be offered at 10% shares in the future. This may extend home ownership to more
households.

. The incomerequired to access Rentto Buy isthe same as thatrequired to afford market rents. In this case,
the income required to access average rents is £40,450. Given average rents are affordableto thoseon
mean incomes, Rentto Buy is likely to be a suitable option forthose on average incomes who wish to access
home ownership. However, given average rents are notaffordable to households on LQ incomes, even with
two earners, Rent to Buy is still notenough for LQ income households, who arelikely to require affordable
rented provision.

In terms ofthe quantity of affordable housing needed, AECOM’s estimate ofthe potential demand for affordable home
ownership options suggestthere may be a need forthese homes in Hartfield to address the aspirationsofhouseholds
who can rent but can’t buy. AECOM’s estimate identified the potential demand for 3homes per year or 48 homes over
the plan period. Furthermore, if Hartfield was to meet its share of Wealden’s need for social/affordable rented housing
this would imply this equates to 4 homes per annum (predominately for social/affordable rent) or 64 homes over the
Neighbourhood Plan period [2022 - 2036]. In sum, our estimates determined a need for 4 affordable homes for rent
peryear (64 overthe plan period) and 3 affordable homes for sale per annum (which is 48 over the plan period).

Itis also relevantto add here that a recentsurvey carried outby Action in Rural Sussex found that61.1% of local
residents werein favour of one or more small developments in order to meet affo rdable housing needs oflocal
people.

Affordable housing is typically provided and made financially viable by its inclusion as aproportion of larger market
developments, as guided by Local Plan policy, and implemented by the LPA. However, if the community wishes to
boostthe supply of affordable housing, there are other, more proactive routes available for its provision. For example,
using community development orders, identifying exception sites or developing community land trusts are all tried and
tested ways ofboosting the supply of affordable housing above the minimaindicated by Local Plan policy.

Two indicative tenure mixes have been provided, which could serve as a guideline for the breakdown of Affordable
Housing tenures in Hartfield based on various considerationsand evidence. Based on thefindings presented in this
chapter,a headline splitof 80% rented and 20% ownershipis proposed. Mix 1 (indicative mix based on local needs)
proposes that 80% of affordable homes be provided as rented tenures, and the remaining 20% delivered as affordable
routes to home ownership. This mix aligns with the Core Strategy in prioritising the mostacute needs as far as
possible. Mix 2 (indicative mix with 25% First Homes requirement) proposes the broad priority, but with the mandated
minimum of25% FirstHomes and the other tenures rebalanced accordingly. Given that FirstHomes have now been
confirmed, Mix 2 is the key recommendation here.

Type and Size

This analysis provides an indication of the likely need for different types and sizes of homes based on demographic
change. It is important to remember that other factors should be considered in determining the dwelling mix that is
desirablein the NA oron any particular site. These include the characteristics ofthe existing stock of housing, therole
of the NA or site within the wider housing market area (linked to any LA strategies or plans) and site specific factors
which may justify a particular dwelling mix.

In terms ofdwelling types, 2011 Census shows thatthere were 674 householdsin Hartfield, livingin 361 detached
houses, 226 semi-detached, 88 terraced houses, and 9 flats.

The housing stockby size in Hartfield is dominated by homes with five or more rooms, and a low percentage of
homes with 1-3 rooms. According to the 2014 survey conducted by Action in Rural Sussex, over 87% ofexisting
homes in Hartfield have three bedrooms or more, and that Hartfield Parish has a need for more smaller properties for
purchase orrental on the open market (e.g., starter homes, downsizing, and “independentliving” retirement). This
findingis consistentwith the 2011 Census findings, as Hartfield has a large percentage ofhomes with 5 or more
rooms and many ofthese homes have three or more bedrooms.

2011 Census data reveals that Hartfield has an older bias to its population compared to the local authorityarea. In
2011, Wealden and Hartfield had similar levels of peoplein the age bands 16-25 and 25-44, and itis likely thatsome
of theindividuals in those groups have entered older groupssince thelast Census. Furthermore, a share of Hartfield’s
residentsin the 45+ age groups may have entered into older age groups as well and some of those residents may
require differenthousing requirements through the plan period, potentially involving some demand for downsizing and
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16.

17.

accessible housing. This confirms the Parish Council’s concern aboutthe importance of providing options for smaller
homes.

In terms of household composition, the largest percentage of households in Hartfield are families with dependent
children (25.4%) followed by couples with no children (23.7%). Compared to Wealden and England both, Hartfield has
a higher percentage of family households.

The results of a life-stage modelling exercise, which looks atthe sizes of dwelling occupied by differentage groups
and projects the growth and decline ofthose age groups over the Plan period in order to understand what should be
built, suggests thatnew developmentmightbenefitfroma focus on medium sized dwellings.

The resultof this life-stage modelling exercise is to suggestthat, in terms ofdemographicchange, new development
mightinvolve the following share of dwelling sizes: 10% as 1 bedroom, 50.5% as two bedrooms, 33.9% as three
bedrooms, 5.5% as four bedrooms and 0.0% as 5 or more bedrooms.

The latest draft of the Hartfield neighbourhood plan identifies the shortage of smaller houses in the parish as akey
issue. Small houses, available for sale or rent, to meet the needs offirst time buyers orthose wishingto downsize
from larger houses are presently missing fromthetype and size mix, and the Parish Council wants to ensurethe
needs ofthose belonging to this group are met. The findings ofthis HNA are consistentwith the Parish Council's
requirements, and the Council can adjustthe recommended size mix to change and adaptthe number ofone-three
bedroomdwellings to their suiting following alocal housing needs survey or on the basis oftheir knowledge oflocal
needs.
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18.
19.
20.

21.

22.

23.
24.

Context

Local context

Hartfield is a Neighbourhood Plan area located in Wealden. The Neighbourhood Area (NA) boundary comprises the
parish boundary and was designated in 2013.

The proposed Neighbourhood Plan period starts in 2022 and extends to 2038 therefore comprising aplanning period
of 16 years.

Hartfield Parish lies in the north ofthe districtof Wealden in the County of East Sussex mid -way between East
Grinstead, Tunbridge Wells and Crowborough. Aplan ofthe parish boundaries can be found in Figure 2-1 below.

Hartfield is a rural parish in the High Weald Area of Outstanding Natural Beauty (AONB), with part ofthe Ashdown
Forest, a Site of Special Scientific Interest (SSSI) to the south. Hartfield Parish Council is the area's firsttier oflocal
government.

Hartfield Village s the largest population centre, with arange of pubs, small shops, and local services such as a
doctor's office, playschool, primary school, and a 13th-century church. The historicHigh Streethas been listed as a
Conservation Areaand dates back to the fourteenth century. The parish also includes smaller population centres such
as Holtye, Upper Hartfield and Coleman’s Hatch, in addition to hamlets at Newbridge, Marsh Green and Chuck Hatch.

The statistics showthatin the 2011 Census the Neighbourhood Plan area had a total of2,179 residents.

A map ofthe Plan area appears belowin Figure 2.1.

Figure 2-1: Map of the Hartfield Neighbourhood Plan area?

! Available at https://www.wealden.gov.uk/planning-and-building-control/planning-policy/neighbourhood-planning/neighbourhood-plan-
area-designations/



https://www.wealden.gov.uk/planning-and-building-control/planning-policy/neighbourhood-planning/neighbourhood-plan-area-designations/
https://www.wealden.gov.uk/planning-and-building-control/planning-policy/neighbourhood-planning/neighbourhood-plan-area-designations/
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25. The neighbourhood planners are interested in exploring the need for Affordable Housing for sale (also known as

affordable home ownership) and are therefore eligible for supportunder the Affordable Housing for sale elementofthe

Neighbourhood Planning Technical Support programme. Analysis and commentary on this issue has been provided
where relevantand possible in the HNA.
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2.2 Planning policy context

27. In linewith the Basic Conditions?ofneighbourhood planning, Neighbourhood Development Plans (NDPs) are required
to be in general conformity with adopted strategic local policies.® Consequently, the relevant elements ofthe Local Plan
are reviewed as partof this Housing Needs Assessment (HNA).

28. In thecase of Hartfield, the relevantlocal planning contextis as follows:

29. On 19 February 2020, Wealden District Council formally withdrew its draft Wealden Local Plan 2019 followingits
Stage One examination process. The Council’s current statutory developmentplan consists ofthe adopted Wealden
District Core Strategy Local Plan (February, 2013), the ‘saved’ policies ofthe adopted Wealden Local Plan (1998) and
the Affordable Housing Delivery Local Plan (May, 2016).

30. Three key documents have been considered here for review:

e The Affordable Housing Delivery Local Plan, which supersedes policyWCS8in the adopted Core
Strategy Local Plan concerning Affordable Housing. Following examination by an Independent Planning
Inspector, the Affordable Housing Delivery Local Plan was adopted on 18 May 2016,

e Saved policies from the adopted local plan 1998: As of27 September 2007 a number of policiesin the
Wealden Local Plan were saved by approval ofthe Secretary of State under paragraph 1(3) of Schedul e 8 of
the Planning and Compulsory Purchase Act 2004, and

e The Core Strategy Local Plan, which comprises along-term spatial vision and strategic objectives for the
Wealden Districtarea for the period 2013to 2027. All subsequentdocuments produced as part ofthe Local
Plan will build on the objectives setout in the Core Strategy.

2.2.1 Policies in the adopted local plan4

Table 2-2: Summary of Wealden adopted policies having relevance to Hartfield Neighbourhood Plan Housing Needs

Provisions

This policy states that affordable housing must be provided at a rate of 35% of
the total number of dwellings on construction sites with 5 (net) dwellings or
more. When sites are allocated in a Local Plan, the document can specify a
different, and possibly higher, housing goal, taking into account the results of
the related viability assessment as well as any site-specific considerations. It
also states that affordable housing provision shouldinclude a mix oftenures.

Thepolicy also states that for development sites of 49 dwellings or less, roughly
80% of the total number of affordable homes provided should be for social
rented accommodation, with the remainder being for intermediate
accommodation. For sites of 50 dwellings or more, around 40% of the total
number of affordable homes should be social rented accommodation, 40%
should be affordable rent and 20% should be intermediate accommodation.

Assessment

Policy Document

Policy AHF1: Affordable Housing
Affordable Housing Delivery Local Plan
Policy WCS1: Adopted Core Strategy

Provisionof Homes and
Jobs 2006-2027

This policy provides that 4,525 net additional dwellings will be planned to
provide 9,440 dwellings over the period 2006-2027.

2 available at https://www.gov.uk/guidance/neighbourhood -planning--2#basic-conditions-for-neighbourhood-plan-to-referendum

® However, this does not affect the potential for the evidence base underpinning the emerginglocal plan to inform or form part of the

evidence base forthe neighbourhood plan.

“ Note that only those policies considered relevant to this Housing Needs Assessment have beenreviewed, andthat the policies reviewed
may have been edited for relevance and/or clarity. As such, this summary of relevant policies should not be considered a full summary of

the Local Plan in question.


https://www.gov.uk/guidance/neighbourhood-planning--2#basic-conditions-for-neighbourhood-plan-to-referendum
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Policy WCS2: Adopted Core Strategy  This policysets outa plan for future housing developmentsand how land will

Distribution of Housing be allocated to meet the housing provision setoutin Policy WCSL.
Growth 2006-2027

Policy WCS4: Strategic Adopted Core Strategy  This policy outlines the strategic development areas that are considered vital
Development Areas to the overall strategy's delivery, and provide new housing, jobs, and
community amenities in the Wealden district.

31. Itis alsorelevantto make note ofthe sites located in Hartfield:

e Land adjoiningLittle Tye, Upper Hartfield

e Land at Old Crown Farm, Edenbridge Road, Hartfield (2 sites)
e Land at Castle Farm (2sites)

e  Stairs Farm, High Street, Hartfield,

e Land adjacentJib Jacks Hill, Hartfield

2.2.2  Quantity of housing to provide

32. The NPPF 2019 requires, through paragraphs 65 and 66, Local Authorities to provide neighbourhood groups with a
definitive or an indicative number of houses to plan for over the Neighbourhood Plan period.

33. Wealden has not fulfilled that requirement by providing Hartfield with figure to be accommodated within the
Neighbourhood Plan area by the end ofthe Plan period.> The Neighbourhood Group has decided to requestafigure at
a later date and the question of the overall quantity of housing to be provided in the Parish has not been included as
oneofour research questions.

® As confirmed in a phone conversationwith the Parish Council.
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3.

3.1

34.

35.

Approach

Research Questions

Research Questions, abbreviated to ‘RQ;’ are formulated at the start of the project through discussion with the
neighbourhood group. They serveto direct theresearch and provide the structure for the HNA.

The RQs relevantto this study, as discussed and agreed with Hartfield, are set out below.

3.1.1  Tenure and Affordability

36.

37.

Theneighbourhood planning group would like to understand the needs ofthe community for housing of varying tenures,
as well as therelative affordability ofthose tenures that should be provided to meet local need now and into the future.

This evidence will allow Hartfield to establish the right conditionsfor new developmentto come forward thatisaffordable,
both in the broader sense of market housing attainable for first-time buyers, and as Affordable Housing for those who
may be currently priced out ofthe market.

RQ 1: What quantity and tenures of Affordable Housing should be planned for over the Neighbourhood Plan
period?

3.1.2 Type and Size

38.

39.

The neighbourhood planninggroupis seeking to determine what size and type of housing would be best suited to the
local community.

The aim of this research question is to provide neighbourhood planners with evidence on thetypes and sizes needed
by the local community. This will helpto shape future development so thatit better reflects what residents need.

RQ 2: What type (terrace, semi, bungalows, flats and detached) and size (humber of bedrooms) of housing is
appropriate for the Plan area over the Neighbourhood Plan period?
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3.2

3.2.1

40. Itis appropriate for neighbourhood plannersto refer to existing needs assessments prepared by the Local Planning
Authority (LPA) as a starting point. As Hartfield Neighbourhood Area is located within Wealden’s planning area, we
therefore turned to the relevant Strategic Housing Market Assessment (SHMA) which is known as Wealden Strategic
Housing Market Assessment (2016). We have also consulted, where appropriate, the document presenting Wealden

Relevant Data

Local authority evidence base

Objectively Assessed Need (OAN) (2017) conducted by Regeneris Consulting Ltd.

41. For the purpose of this HNA, data from Wealden’s own evidence base to supporttheir housing policies has been
considered applicable andrelevantunless it conflicts with more locally specificand /or more recently-produced evidence.
The housing marketevidence draws upon a range of data including population and demographic projections, housing
market transactions, and employmentscenarios. As such, itcontains anumber of pointsofrelevance when d etermining

housing need within the Neighbourhood Plan area and has been referenced as appropriate.

3.2.2

42. In addition to the Wealden’s evidence base, we have assessed other evidence to ensure our study is robust for the

Other relevant data

purposes of developing policy at the NP level and is locally specific. This includes data from both Census 2001 and
2011, as well as froma widerange of other data sources, including:

Land Registry data on prices paid for housing withinthe local market;

Population and household projections produced by the Office of National Statistics (ONS);
Information on currentproperty asking prices, for housing for sale or rent, from home.co.uk;
Valuation Office Agency (VOA) data on local housing stockby dwellingtype;

The Housing Learning and Improvement Network (LIN)’'s SHOP@ tool for estimating the need for differing
types of specialistdwellingsfor older people; and

Neighbourhood-level survey and consultation work giving further detail. In the case of Hartfield, this
comprises the latestdraft ofthe neighbourhood plan and also, the OAN document produced by Regeneris
Consulting Ltd.


http://home.co.uk/
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4, RQ 1: Tenure, Affordability and the Need for Affordable Housing

RQ 1: What Affordable Housing (eg social housing, affordable rented, shared ownership, discounted market
sale housing, intermediate rented) and other market tenures should be planned for in thehousing mix over the
Neighbourhood Plan period?

4.1 Introduction

43. This section examines thetenure of dwellings in the currentstock and recentsupply. Itthen considers the affordability
of housing within the area to local households. Drawing on existing evidence and AECOM'’s estimates for the
neighbourhood area, this section quantifies the need for affordable housing within the NA. This includes Affordable
Housing forrent (typically social or affordable rents) and Affordable Housing to buy. The scale of need for these homes
can justify policies thatguide new developments to provide Affordable Housing.®

4.2 Definitions

44. Tenurerefersto thelegal arrangementsin place thatenable ahousehold tolive intheir home;itdetermines householder
rights and influences the level of payments to be made in return for theserights. Broadly speaking, tenure falls into two
categories, Affordable Housing and Market Housing, depending on whether the household benefits from a subsidy of
some sortto enable them to livein theirhome.

45. It is necessary at this stage of the study to make clear the distinction between Affordable Housing as planning
terminology and the colloquial meaning ofthe phrase. In the course of this study, we refer to Affordable Housing, with
capital letters, to denote those forms ofhousing tenure thatfall within the definition of Affordable Housing setoutin the
currentNPPF: social rent, affordable rent, affordable private rent (brought forward by build to rentschemes), and forms
products designed to offer affordable routes to home ownership.”

46. The definition of Affordable Housing setoutin the NPPF makes clear the Government’s commitmentto home
ownership (broadening adefiniton which had previously referred only to social and intermediate housing to include a
range oflow-costhousing opportunities for those aspiring to own ahome). As part ofthis effort, the Governmenthas
recently confirmed the introduction of FirstHomes to provide atleast a 30% discounton new markethousing for sale.
However, the NPPF and Homes England funding for Affordable Housing recognises theimportantrole of affordable
rent tenures for those unable to afford home ownership.

47. Because the FirstHomes productis new and expected to be an importantpartofthe strategy forimproving access to
home ownership, itis worth summarisingits key features and implications:

. First Homes should be available to buy with aminimum discount of 30% below their full market v alue (i.e. the value
of an equivalentnew home);

. The discount level can be set higher than 30% — at 40% or 50% — where this can be suitably evidenced. The
setting and justifying of discountlevels can happen atneighbourhood as well as local authority scal e;

. After the discountis appliedtheinitial sale price mustnotexceed £250,000 (or £420,000 in Greater London), and
lower caps can be set locally;

. Purchasers must be first-time buyers with an income less than £80,000 (or £90,000 in Greater London), and First
Homes can be prioritised for local people and/or key workers;

. They will be subject to legal restrictions ensuringthe discountis retained for future occupants, and renting out or
sub-letting will notnormally be permitted;

. In additionto setting the discountlevel, local authorities and neighbourhood planning groups can apply additional
criteria, such as a lowerincome cap, local connection testor prioritisation for key workers through adopted plans,
emerging policy or Supplementary Planning Documents.

. 25% of all homes delivered through section 106 developer contributions on sites enabled through the planning

® PPG Paragraph: 021 Reference ID: 2a-021-20160401, available at https://www.gov.uk/guidance/housing-and-economic-development-
needs-assessments

"NPPF 2019.
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48.

49.

50.

4.4

51.

process should be sold as FirstHomes. In simpler terms, 25% of all subsidised Affordable Housing on mainstream
housing developments should be First Homes. This is likely to mean that First Homes will take the place of shared
ownership housing in many circumstances, and in some cases may also displace social or affordable rented
homes.

Current tenure profile

The current tenure pattern is a key characteristic ofthe local neighbourhood area. Patterns of home ownership, private
renting and affordable/social renting reflect demographic characteristicsincluding age (with older households more likely
to own their own homes), and patterns ofincome and wealth which influence whether households can afford to rentor
buy and whether they need subsidy to access housing. Table 4-1 below presents Census data from 2011; this table
shows the distribution of how households occupy their homes within Hartfield, compared to the rest of Wealden and
England.

Hartfield has higher rates of home ownership than in both comparator geographies. The percentage of shared
ownershipis slightly higher than in Wealden butrelatively lower than in England. The overall percentage of social rent
is much lower than in both Wealden and England. Furthermore, rates of private renting are similar in Hartfield and
Wealden but are much lower than in England as a whole.

Table 4-1: Tenure (households) in Hartfield, 2011

Tenure Hartfield Wealden England
Owned; total 83.4% 78.7% 63.3%
Shared ownership 1.0% 0.8% 0.8%
Social rented; total 3.0% 7.7% 17.7%
Private rented; total 11.0% 11.1% 16.8%

Sources: Census 2011, AECOM Calculations

In Table 4-2, we note the changes in tenure during the intercensal period. Between 2001-2011, the following
observations can be made:

e Despite having the highestpercentage of home ownershipin 2011, between 2001-2011 the percentage of home
ownershipin Hartfield decreased by 16.1%, and increased by 2.6% in Wealden.

e Therewas no changein theamountofshared ownershipin theintercensalperiod. However, the percentage of
shared ownershipincreased slightlyin Wealden and significantly in England as a whole.

e There was a significant change in the share of social rented housing in Hartfield. The percentage of social
rented housing decreased by 65.5%, whereas the share of social housing increased in Wealden (4.7%). In
England as a whole, there was a slightdeclinein the amountofsocial housing.

e In terms of private renting, there was an increase of 64.4% between 2001-2011. However, compared to
Wealden and England, the increase in private renting was relatively lower than in both those geographies. In
terms ofraw data, the number of private rented homes in Hartfield increased from 45to 74 between 2001-2011.
In Wealden, the number of privaterenthomes increased from 3,278 to 6,973.

Table 4-2: Rates of tenure change in Hartfield, 2001-2011

Hartfield England

Owned; total -16.1% 2.6% -0.6%
Shared ownership 0.0% 5.0% 30.0%
Social rented; total -65.5% 4.7% -0.9%
Private rented; total 64.4% 112.7% 82.4%

Sources: Censuses 2001 and2011, AECOM Calculations

Affordability

Having reviewed the tenure of the existing housing stock in Hartfield this report assesses the affordability of homes to
thoselivingin the Neighbourhood Plan area.
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52. The following analysis considers house prices and rents in the neighbourhood areaand whether these are affordable
to local households on the basis of theirincomes or earnings. Poor or worsening affordability or homes to rent or buy
can indicatethe need to provide Affordable Housing.

4.4.1 House prices

53. House prices provide an indication of the level of demand for homes within an area. The relationship between house
prices and incomes determines whether housing is affordable to local households and, to a large extent, what tenure,
type and size ofhomethey occupy. Changes in affordability over time can indicate pressures in the housing market. As
such, it is useful for the evidence base for plans to examine trends in prices and consider whatthis reveals about the
local housing market.

54. Figure 4-1 on the following page looks at selected measures of house prices in Hartfield. The following observations
can be made:

. Between 2011-2020, there was a 75.3% increase in median house prices, 68.3% increasein mean house prices
and a 65.1% increasein lower quartile house prices.

. Mean house prices experienced asteady rate of growth from 2011 until 2014, when there was a dip in prices.
From 2014-2016, pricesincreased and from 2017-2019 then decreased rapidly. In 2020, the mean price was
£973,296 and was a drasticincrease fromthe mean pricein the previous year.

. In terms of median house prices, there was a relatively steady decrease in prices from 2012-2015. In 2016,
median house prices increased sharply, from £580,000 to £718,950 in 2016. There was another sharp drop from
2016-2019. In 2020, the median priceincreased to £710,000.

. The overall trend for lower quartile house prices largely follows the trends observed for mean and median house
prices. From 2011 to 2015, house prices decreased steadily, experiencing some fluctuation in 2013. Prices
increased in 2015 and increased with mild fluctuation until 2018, where prices decreased again. Therewas a
further reduction in prices from 2018-2019. In 2020, however, lower quartile prices increased to £520,000,
followingthe wider trend observed with mean and median prices in the same year.

55. PPG makes clear that lower-quartile house prices may be used as a benchmark for entry-level home prices.8 Entry-
level properties are typically those with one or two bedrooms —either flats or houses.

Figure 4-1: House prices by quartile in Hartfield between 2011 and 2020
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Source: Land Registry PPD

56. Table 4-3 below breaks down house prices by type ofhouse, as recorded by Land Registry Price Paid Data (PPD). The
following key observations can be made:

e Detached houses saw the most substantial price increases. Over a ten-year span, detached property prices

® See Paragraph: 021 Reference ID: 2a-021-20190220, available at https:/iww.gov.uk/guidance/housing-and-economic-development-
needs-assessments
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grew by 81%.

e Semi-detached and terraced home prices rose between 2011 and 2020, albeit at a far slower rate than
detached home prices.

e Thepriceofflats in Hartfield has dropped by 50.3% over thetime period. While prices rose between 2017 and
2019, the price of flats decreased drastically towards the end of 2020.

e There was an overall price growth 0f 68.3% across house types in Hartfield.

Table 4-3: House prices by type in Hartfield, 2011-2020, 000’s

2011 2012 2013 2016 2017 2018 2019 2020
Detached £761k | £950k £756k £727k £824k £838k £899k £1,100k £801k £1,377k 81.0%
Semi-Detached | £398k | £481k £494k £432k £545k £546k £581k £529k £431k £559k 40.4%
Terraced £390k | £263k £525k £361k £263k £289k £474k £347k £350k £511k 31.1%
Flats £199k | £184k - £169k £200k £193k £258k £257k £175k £99k -50.3%
All Types* £578k | £638k £608k £505k £661k £811k £751k £739k £588k £973k 68.3%

Source: Land Registry PPD

4.5 Evidence Base — Hartfield Neighbourhood Plan

57. Research undertaken by Hartfield Parish Council to supportthe neighbourhood plan highlighted two key housing
issues in the neighbourhood area: first, the lack of shared ownershipin the neighbourhood areaand second, the need
for smaller homes for downsizing and ‘adjusted’living. Datarelating to the former has been included as partofthe
discussion in the Type and Size chapter ofthisreport.

45.1 Shared Ownership

58. In 2014, 201 householdscompleted the housing needssurvey carried out by Action in Rural Sussex, which included
guestions aboutboth need for new housing and the types of developmentthatresidents would consider acceptable or
desirable.

. 61.1% indicated thatthey would be in favour ofone or more small developments of affordable housingfor lo cal
peopleiftherewas a proven need, and 18 respondents identified aneed for affordable housing, demonstrating
an unmet need for affordable housing.

59. In Hartfield parish thereis current provision of affordable housing for rent in the following locations:
e Local authority housing at Castlefield and Mottefield
e Housing association properties at Old Crown Farm and Station Cottages
e And parish Aimshouses at Newbridge and Holtye.

60. The Neighbourhood Plan draft states that there is currently no shared ownership in Hartfield.

45,2 Income

61. Household incomes determine the ability of households to exercise choice in the housing market, and consequently
the level of need for affordable housing products. Two sources ofdata are used to examine household incomes in the
NA.

62. Thefirstsourceislocally specific butlimited to the average total household income and the median net annual
householdincome before housing costs (or take-home pay). This is the average household income estimates



AECOM 20
Hartfield Neighbourhood Plan Housing Needs Assessment

published by ONS® at the level of the Middle-layer Super Output Area (MSOA)X. In the case of Hartfield the MSOA
most suitable for use as a proxy for the Neighbourhood Plan area boundary is MSOA E02004403. Further details on
the extent ofthis MSOA, including amap, and why it was selected as a proxy for the Neighbourhood Plan area, are
setoutin Appendix A.

63. The averagetotal household income before housing costs (equalised) across E02004403 in 2018 was £50,400. This
figureis typically used by mortgage lenders to assess ahousehold’s ability to afford to borrow .1

64. The second source of data is Lower Quartile (LQ) average earnings. This is helpful for understanding affordability
challenges amongthose with lower than average earnings. However, this data relates to individual earnings and whilst
this is an accurate representation of household incomes where households have one earner, it d oes not represent
householdincomewherethere are two peopleearning. Itis also only available at the Districtlevel.

65. Itisderived from ONS annual estimates of paid hours worked and earnings for UK employees to local authority level.
Although 2019 provisional data has been published, the revised 2018 data is considered morerobustand is therefore
used here.

66. Wealden’s gross LQ weekly earnings for 2017 was £239, or approximately £12,466 per year. This is the LQ income
before taxes (or benefits) for individual earners and so only correlates with the measure of household incomes above
for single-person households. To estimate the income of LQ-earning households with two earners, the annual income
isdoubled, to £24,932.

4.5.3  Affordability Thresholds

67. In orderto gain a clearer understanding oflocal affordability, itis also useful to understand what levels of income are
required to afford differenttenures. This isdone using ‘affordability thresholds’. Purchase thresholds denote the standard
household income needed to access mortgage products, and income thresholds denote the maximum share of a
family’s income that should be spenton accommodation costs.

68. AECOM has determined thresholdsfor theincomerequired to buy ahomein the open market (average and entry-level
prices), and theincome required to affords private rentand the range of Affordable Housing tenures as setoutin NPPF.
These calculations are detailed in Appendix A. The key assumptions made in assessing the affordability of different
tenures are explained alongside the calculations, but it is worth noting here that we have assumed that the maximum
percentage of household incomethatshould be spentonrentis 30% and that mortgage financing will be offered at a
maximum of 3.5 times householdincome.

69.

70. Table 4-4 shows the cost of different tenures and the annual income required to support these costs within Hartfield.
The income required column is the annual income needed to support ongoing housing costs, but does not reflect the
costof a deposit(which we have assumed to be 10% of the value to be purchased) orthe possibility that households
able to access market housing for purchase may already hold equity from an existing property.

Table 4-4: Affordability thresholds in Hartfield (income required, £)

Affordable | Affordable | Affordable
e | rent | fomeres | onmean | {oni01]| onie
Tenure u qui incomes? incomes? | incomes?

Market Housing

Median House Price £639,000 - £182,571
LA New Build Mean House Price £386,360 £110,389
°Available at

https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/incomeandwealth/bulletins/smallareamodelbase di
ncomeestimates/financialyearending2016

' An MSOA is a statistical area defined for Census purposes. For further information on MSOAs, see
https://www.ons.gov.uk/methodology/geography/ukgeographies/censusgeography

" Totalannual household income is the sum of the gross income of every member of the household plus any income from benefits such as
Working Families Tax Credit.
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LQ/Entry-level House Price £468,000 - £133,714
Average Market Rent - £12,168 £40,560
Entry-level Market Rent!? - £12,636 £42,120

Affordable Home Ownership

Discounted Market Sale (-20%) £568,000 - £146,057
Discounted Market Sale (-30%) £497,000 - £127,800
Discounted Market Sale (-40%) £426,000 - £109,543
Discounted Market Sale (-50%) £355,000 - £91,286
Shared Ownership (50%) £355,000 £8,875 £120,869
Shared Ownership (25%) £159,750 £13,313 £90,018

Affordable Rented Housing

Affordable Rent - £7,539 £30,156

Social Rent - £5,583 £22,331

Source: AECOM Calculations

71.

72.

73.

74.

75.

Theincomerequired to afford the differenttenures is then benchmarked, in Figure 4-2 againstthe three measurements
of household income setout above. These are the average total householdincome for E02004443 at £50,400 and the
lower quartile gross earnings for Wealden for single-earnersat£12,466 and dual-earning households at £24,932.

Taking into consideration the affordability thresholds set out above, it is apparent that the income required to buy an
average market home for sale is higher than what would be expected to be available to those on average household
incomes. Theincomerequired to buy an average entry-level home for sale is higher than the average income of those
on lower quartile household incomes. Market and average entry-level (2 bedroom) rents are affordable to average
earning households. Itis key to note herethat market level and entry-level rents are similar, which while unusual,is a
result ofthere being a small number ofproperties in the neighbourhood

Social and affordable rents are affordable to those on mean incomes butare notaccessible options for householdson
lower quartileincomes. Households with two lower quartile earners can afford social rent, butare unable to access
any other tenures, including any oftheroutes to affordable home ownership. Moreover, households in whichthereis
only onelower quartile earner appear unable to afford any tenures at all. Many such individuals will, if unable to
secure a small social rented dwelling or secure additional subsidy through housing benefit, need to livein aroomin a
shared house.

Government policy aimed at tackling the housing crisis continues to attach high priority on helping those on modest
incomes and others who are unable to afford market housing for purchase, such as younger buyers, to access affordable
routes towards homeownership.13.

Table 5-4 shows that householdswith incomes between £42,120 and £133,714 are able to rentin the market but unable
to buy. These households may need affordable home ownership options. There are a range of affordable routes to
home ownership tenures, i.e. those aimed at households unable to afford to buy in the market. With regard to these
products and the discounts required, the following observations can be made:

. While market rents are affordable to households on mean incomes, both marketrents and market sale prices are
higherthan whathouseholds with even two lower quartile earners could afford.

2 While itis unusualfor Entry-level Market Rent to be higher than Average Rents, in cases such as this one, entry-level rents may be
higherbecause there might be a largernumberof 1 and 2 beds to rentin the neighbourhood. As a result of this, the overall average is
dominated by the cheaper end. As such, the average rent thus falls below the 2-bed only (entry-level) average.

3 See the White Paper ‘Fixing Our Broken Housing Market’, at
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment data/file/590464/Fixing our _broken housing ma

rket -

print_ready version.pdf
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The discounton the median house pricerequired to enable households on average incomes to afford to buy is
72%. Meanwhile, in order for lower quartile households to be able to afford median price homes, a discountof
93% would be required for single earners or 86% for a household with two earners. Table 4-5 below shows what
discounts arerequired in order for properties to be affordable to households onaverageincomes.

Discounts on new build or average prices may make homes no more affordable than entry level propertiesin the
existing stock. Thisis the casein Hartfield where a discount of30% on mean house prices is more expensive (at
£497,000) than the lower quartile house price in the existing stock (£468,000).

Discounted market sale homes may be unviable to develop ifthediscounted priceis close to (or below) build
costs. Build costs vary across the country but as an illustration, the build costfora2 bedroomhome (assuming
70 sgm and a build costof £1,500 per sq m) would be around £105,000.1* This costexcludes any land value or
developer profit.

Table 4-5 below shows whatdiscounts arerequired in order for properties to be affordable to households on
average incomes. The new FirstHomes productwill provide aminimum discountof30% on new homes. New
build prices are notavailable at the neighbourhood level because the number of transactionsistoo low.
However, median average prices provide areasonable proxy forthe price of new homes. In Hartfield, a 30%
discounton average prices would not be sufficientto extend home ownershipto householdson average
incomes, so a higher discountlevel would be justified in this case. As stated above, a minimum discount of 72%
would be required for households on average incomes to be able to afford median priced homes. The
Governmentrecently announced that First Homes prices would be capped at £250,000 (after discount) in areas
outside ofLondon. Any FirstHomes developed in Hartfield are likely to be subjectto this cap because of the high
prices and large discounts requiredin this area. Assuming households have a 10% deposit, householdswould
need an income of around £64,300 to afford a FirstHome priced at £250,000. This is still substantially above
average incomes in Hartfield (£50,400) but would extend home ownership beyond the standard discount of 30-
50%.

It is also worth noting that while neither ofthe shared ownership options extend home ownership to households
on average and lower quartileincomes, itis worth noting itis still worth including these products in the final
tenure mix as they would extend home ownership substantially. Furthermore, Governmenthas announced the
introduction of shared ownership at 10% which will improve the affordability of this product further. Theincome
required at a 10% equity sharewould be £71,507 — potentiallythe only level thatwould bring shared ownership
beneath the cap.

The incomerequired to access Rentto Buy isthe same as thatrequired to afford market rents. In this case, the
incomerequired to access averagerentsis £40,450. Given average rents are affordable to those on mean
incomes, Rentto Buy is likely to be a suitable option forthose on average incomes who wishto access home
ownership. However, given average rents are notaffordable to households on LQ incomes, even with two
earners, Rent to Buy is stillnotenoughfor LQ income households, who are likely to require affordable rented
provision.

76. Local authorities and neighbourhood plans will have discretion to increase the discounton First Homes to 40% or 50%
where there is evidence to suggestthisis appropriate. The evidence gathered here suggests that seeking the highes t
possiblediscount of 50% would be justified in Hartfield. In many cases, FirstHomes delivered in Hartfield are likely to

be subjectto the cap of £250,000. Whetheritis possibleto deliver such discounts in Neighbourhood Plan policies

may also depend on other factors, including viability considerations. The table below considerstheincome thatwould
be required based on differentways of benchmarking thelikely cost of First Homes.

Table 4-5: % Discount on Sale Price Required for Households on Mean Incomes to Afford First Homes

Mean householdincomein NA:

£50,400

Tenure/ product:

Discounton sale pricerequired:

e Market sale (Average)

72%

e New build market sale (Average for LA)

54%

e Entry level sale (LQ)

62%

Source: Land Registry PPD; ONS MSOA total household income

" This estimate is included for illustration purposes. £1,500 build cost per sq mis a reasonable estimate of current costs (mid 2020); 70 sq

m for a 2 bedroom property is consistent with the Government’s Nationally Described Space Standards
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Figure 4-2: Affordability thresholds in Hartfield (income required, £)
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4.6 Affordable housing- quantity needed

77. Thestarting pointfor understanding the need for affordable housing in Hartfield is the relevant Strategic Housing Market
Assessment. A SHMA was undertaken for Wealden District Council in 2016.This study estimates the need for affordable
housingin the District based on analysis of the Council's waiting listand analysis of other data sets in line with Planning
Practice Guidance at thetime.

78. The SHMA identifies the need for 322 additional affordable homes each year in Wealden as a whole. The SHMA
estimates that 6,436 households will need affordable housing until 2033, which equates to 4,506 households over the
Core Strategy plan period 0f2013-2027 and 322 households on an annualised basis. This implies th atany backlog is
cleared completely by the end of each year.

79. When the SHMA figures are pro-rated to Hartfield based on its fair share of the population (1.22% of the LPA’s
population), this equates to 4 homes per annum (predominately for social/affordable rent) or 64 homes over the
Neighbourhood Plan period [2022 - 2036].

80. Interms ofthe currentnumber ofhouseholdson the Affordable Housing register who live in the Hartfield neighbourhood
planning area or have a local connection, there are currently 8 households with alocal connection on the Housing
Register. 4 ofthese householdshave alocal connectionwhile the other 4 have family living in Hartfield.

81. The needsofthe households ontheregister are presented in Figure 4-3abelow:

Figure 4-3a: Households on Housing Register®®

Band Description Households

A Band A includes statutory homeless, key worker status, urgent social need, 0
under occupation, welfare and medical needs, HM forces personnel

B Band B includes medical priority, redevelopment and regeneration, 3
homeless prevention, familiesin lodging/rough sleepers, overcrowding/unfit
properties, service tenants and armed forces, under occupation and social
need.

C Band C includes under occupation, all members who do not need any of 3
the criteria set outin Bands A, B and D.

D Band D includes all other applicants that do not meet the above criteria, 2
including those without local connection and social housing tenants with no
housing need.

Total 8

Source: Wealden District Council

82. Whilethefigure above shows there are currently no households that fall into Band A (critical need), less than half of
the people on theregister belong to Band B.

83. ltis also useful to supplementthis with dataon dwelling completions in Hartfield. The table shows that between 2011-
2021, there were 13 dwelling completions, ofwhich 11 were market housing and 2 were social rented housing.

" Available at: https://www.wdh.co.uk/Tenant/FAQ/?Q1D=292
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Financial
Year
2011/2012 |2013/2014 J2014/2015 |2015/2016 2016/2017‘ 2017/2018 |2019/2020 |2020/2021
Net Net Net Net Net Net Net Net Net
Affordability || dwellings | dwellings |[ dwellings || dwellings | dwellings (| dwellings |[ dwellings || dwellings || dwellings
completed ||completed [|completed [[completed ||completed [[completed ||completed || completed |[[completed
Market 0 0 3 2 2 2 2 11
Social
Rented 2 2
Housing
Total 2 0 0 3 2 2 2 2 13

Source: Wealden Housing Needs Register

84.

Figure 4-4 estimates potential demand for affordable home ownership productswithin Hartfield. This estimate broadly

counts households living in the private rented sector (PRS) who are noton housing benefitand new households likely
to formover the plan period who are likely to enter the private rented sector (but notrequire housing benefit). The
model aims to estimate the number ofhouseholds who can rentbutcan’t buy on the basis of theirincomes. There
may be other barriers to these households accessing home ownership onthe open market, including being unable to
save fora deposit, or being unableto afford a home ofthe righttype/size orin therightlocation. The model discounts
25% ofthese households, assuming aproportionwill be renting outofchoice. This leaves around 3 households per
annum who may be interested in affordable home ownership (48 over the plan period).

Stage and Step in Calculation

Total

Description

| STAGE 1: CURRENT NEED

90.2 Census 2011 number of renters * national %
1.1 Current number of renters in NA ' increase to 2018
i’f Percentage renters on housing benefit in 26.9% % of renters in 2018 on housing benefit
hi Number of renters on housing benefits in 24 Step 1.1 * Step 1.2

495 Current renters minus those on HB and minus
1.4 Current need (households) ' 25% assumed to rent by choice

3.1 Step 1.4 divided by plan period
1.5 Per annum

| STAGE 2: NEWLY ARISING NEED

LA household projections for plan period

2.1 New household formation 93.3 (2018 based) pro rated to NA
2.2 % of households unable to buy but able to 8.0% (Step 1.4 + _Step 3.1).dividec! by number of
rent ) households in NA estimated in 2020
2.3 Total newly arising need 7.5 Step 2.1* Step 2.2
2.4 Total newly arising need per annum 0.6 Step 2.3 divided by plan period
STAGE 3: SUPPLY OF AFFORDABLE
HOUSING
Number of shared ownership homes in NA
11 (Census 2011 + LA new build to 2018/19 pro
3.1 Supply of affordable housing rated to NA)
3.2 Supply - intermediate resales 0.6 Step 3.1 * 5% (assume rate of re-sale)
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NET SHORTFALL (OR SURPLUS) PER

ANNUM

Overall shortfall (or surplus) per annum 3.1 (Step 1.5+ Step 2.4) - Step 3.2

Overall shortfall (or surplus) over the plan 48 (Step 1.4 + Step 2.3) - Step 3.2 * number of
period years to end of plan period

Source: AECOM model, using Census 2011, English Housing Survey 2018, CLG 2014 based household projections and net additions to
affordable housing stock. Figures may not sumdue to rounding.
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Itis importantto keep in mind thatthe householdsidentified inthe estimate in Figure 4-4 are, by and large, adequately
housed in the private rented sector. They do notlack their own housing butwould prefer to buy rather than rent.

There isno policyorlegal obligation onthe parteither ofthe Local Authority or neighbourhood planners to meet
affordable housing needsin full, either within or outside the Neighbourhood Plan area, though there are tools available
to neighbourhood planners thatcan help ensurethatit is met to a greater extent if resources permit (eg the ability to
allocate sites for affordable housing).

Itis also importantto remember that even after the Hartfield, orindeed any other, Neighbourhood Plan is adopted, the
assessmentof need for Affordable Housing, the allocation of affordable rented housing to thosein need and the
management of the housing waiting listall remain the responsibility of the local authority rather than neighbourhood
planners.

In this sense, itmust be acknowledged that neighbourhood plansare by their nature relatively constrained in terms of
the extent to which they can meet affordable housingneed, unless thereis a specific policyon the housing supply -
side (e.g.the identification of one or more housing exception sites over and above thoserequired by the Local Plan).

4.6.1 Affordable Housing Policies in Hartfield

89.

90.
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The Parish Council may wish to develop policies in relation to the delivery of Affordable Housing within Hartfield.
Policy AHF1 within the Affordable Housing Delivery Plan requires that affordable housing mustbe provided at a rate
of 35% of the total number of dwellings on construction sites with 5 (net) dwellings or more.

Table 4-6 at the end ofthis chapter estimates the number of affordable homes likely to come forward based on the
overall housing requirementfor the NA and the application of affordable housing policies.

On small scale developments, such as those expected to come forward over the plan period, only small numbers of
affordable homes are likely to be delivered through the application ofthis policy. For this reason, the neighbourhood
group may wish to consider identifying sites specifically for the provision of affordable housing. Thiswould enable
more substantial provision of Affordable Housing.

The neighbourhood group may wish to develop policies on the mix of Affordable Housing deliveredin Hartfield. Itis
notthe role ofthe HNA to develop policy, as there are a wider set of factors which apply and need to be considered by
the neighbourhood planners. However, the following evidence and considerations may be used as a starting pointin
the developmentofpolicy. On the balance ofthe evidencein this HNA, AECOM set outa judgementon the starting
pointforan appropriate tenure mix in Hartfield.

A. Evidence of need for Affordable Housing: AECOM’s estimate ofthe potential demand for affordable
home ownership options suggestthere may be a need forthese homes in Hartfield to address the
aspirations of households who can rentbut can’t buy. AECOM'’s estimate identified the potential demand for
3 homes per year or 48 homes overthe plan period. Furthermore, if Hartfield was to meet its share of
Wealden’s need for social/affordable rented housing thiswould imply thisequates to 4 homes per annum
(predominately for social/affordable rent) or 64 homes over the Neighbourhood Plan period [2022 - 2036].

In sum, our estimates suggest a need for 4 affordable homes for rent per year (64 over the plan
period) and 3 homes affordable homes for sale per annum (which is 48 over the plan period). These
estimates are also consistentwith the findings from Wealden District Council (provided in Figures 4-3aand
b) that showthe currentnumber ofhouseholds requiring affordable housing.

B. Can Affordable Housing needs be met in full? Thereis currently no HRF forthe NA and itis notpossible
to determine whether affordable housing needs can be met in full.

C. Government policy (eg NPPF) requirements: current NPPF policy requires 10% of all homes to be
delivered for affordable home ownership. There can be exceptions to this requirementifitwould preventthe
delivery of other forms of Affordable Housing. Since the Local Plan requires 35% of all homes delivered to
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be affordable, at least 29% of Affordable Housing would need to be routes to home ownership in order for
such products to total more than 10% of all housing. Based on thefindingsofthis HNA, goingbeyondthe
10% threshold couldimpacton the ability to deliver social/affordable rented homes for Hartfield residents,
especially those currentlyin Band B on the waiting list. Our calculations demonstrate thatthere seems to be
some demand for affordable housing for sale in the neighbourhood area, thus potentially increasing the
supply of such homes can provide more optionsfor young buyers, such as for families and newly forming
households. However, the need for affordable rentis considered to be a priority by the LPA.

D. Emerging policy: the Governmentrecently concluded aconsultation ontheintroduction of First Homes (to
provide atleast 30% discounton new build home prices). The proposals have now been confirmed through
a ministerial statement. A minimum of 25% of all Affordable Housing secured through developer
contributions should be FirstHomes. This may have the effect of displacing other products in any
established tenure mix, and will reduce the amountof social or affordable rentifthis was proposedto be
more than 75% of Affordable Housing.

After the 25% FirstHomes requirementhas been met, the remaining 75% of Affordable Housing units should
as afirstpriority protectthe provision for social rentsetoutin the Local Plan. Theremaining units should then
be allocated to othertenure products in therelative proportions setoutin the Local Plan.

E. Local Plan policy: The Local Plan for Wealden does notspecify atenure split. The Core Strategy states
that the affordable housing should include acombination of tenures, with the Council negotiating the exact
tenure spliton each site. However, the presumption is thataround 80% of the total number of affordable
homes provided will be for social rented accommodation with the remainder being for intermediate
accommodation.

F. Viability: HNAs cannottakeinto considerationthe factors which affect viability in the neighbourhood area or
at the site-specific level. Viability issues arerecognised in the Council's adopted/emerging Local Plan and it
is acknowledgedthatthis may affect the provision of affordable housing, the mix oftenures provided and the
discounts thatcan be soughton FirstHomes properties.

G. Funding: theavailability of funding to supportthe delivery of differentforms of Affordable Housing may also
influencewhatit is appropriate to provide ata particular pointin timeoron any onessite. The neighbourhood
group may wish to keep thisin mind so thatit can take up any opportunities to secure fundingifthey
become available.

H. Existing tenure mix in Hartfield: Thereis presently ahigh percentage ofhome ownership in the
neighbourhood area. Thereis a very small proportion of affordable housing overall at 3% social rentand 1%
shared ownership. The Action in Rural Sussex survey conducted in Hartfield highlighted the lack of shared
ownershipin the neighbourhood areaand there isis a need for smaller homes fordownsizing and ‘adjusted’
living.This suggests that some provision of Affordable Housing would offerawider choice ofhomes for local
residents and, importantly, may allowthose on lower incomes including newly forming households and
younger families to remain in or move to the area.

I.  Views of registered providers: itis notwithin the scope ofthis HNAto investigate whether itwould be
viable for housing associations (registered providers)to deliver and manage affordable rented homes in this
area.

J. Wider policy objectives: the neighbourhood group may wish to take accountofbroader policy objectives
for Hartfield and/or the wider District. These could include, but are notrestricted to, policies to attract
younger households, families or working age people to the Neighbourhood Area. These wider
considerations may influence the mix of Affordable Housing provided.

In Table 4-5 below, the recommended tenure mix for Affordable Housing in London Colney is presented. This takes
into accountthe requirementthat FirstHomes form 25% ofall Affordable Housing.

Note that we assume, in accordance with current practice, that most Affordable Housing will be broughtforward
through developer contributions. Ifthe neighbourhood planners are considering delivering Affordable Housing through
other means, such as exception sites, the national policy requirements reflected here may notapply.

Itis considered prudentto prioritise affordable rented housingto ahigh degree, while remaining within the bounds of
the NPPF requirementfor affordable home ownership. This should help to meet the requirements ofthose with no
other suitable housing options, in line with the previous finding thatthose on lower quartile incomes can afford nothing
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else in Hartfield. However, a proportion of affordable home ownership properties would helpto widen housing access
for those with around average incomes, but this should not come at the expense of more urgentand acute needs.

Wherethe neighbourhood planners wishto develop policy thatrequires adifferentmix to that set out in the Local

Plan, itisimportantthatthey liaise with the LPA to gather more detailed income and viability information, and to
ensure thatdepartures from the district-level policy context have the LPA’'s support. Liaising with the LPA will be
particularly importantwhere the Local Plan tenure splitcan be expected to be adjusted in lightofthe latest
Governmentproposals, to ensure thatthe Neighbourhood Plan’s approach inreflectingthese changes is in line with
the LPA approach. Another option when developing Neighbourhood Plan policies ontenure splitsis to add caveats to
the policy in question, to the effect that the precise mix of affordable housing will be considered onthe basis of site-by-
size circumstances in addition to this evidence.

AECOM cannotprovide guidance on the appropriate share of social/affordable rented homes as this will depend on
the level of funding available to housing associations which will determine atwhatlevel rents can be set. Registered
providers(eg housing associations) may be reluctantto deliver small numbers of homes where there are ongoing
management costs involved. For this reason, the proportion of rented homes which can be secured may depend on
the willingnessoflocal housing association to maintain and manage small numbers of homes.

Table 4-5: Indicative tenure split (Affordable Housing)

Tenure Mix Considerations and uncertainties

Government proposing min 25%
requirement for First Homes. Uncertainty
over extent of requirement until policy
finalised.

Routes to home ownership, of which 25%

Product untested so uncertainties around
First Homes 25% viability, developer, lenders and buyer
appetite etc

Proposed changes to the model to allow
purchases of 10% share™ -impact on

viability unknown

Shared ownershi - . .
P RPs business plans currently reliant on

shared ownership model. Impact of
displacement by First Homes unknown.

Emerging product with popularity and
effectiveness as yet unknown

Rentto bu - . .
y Impact of displacement by First Homes
unknown
Affordable Housing for rent, of which 75%
Uncertain how much funding available to
. To be setby Registered support thistenure in local area
Social rent ) . -
Providers Uncertain whether RPs willing to

own/manage stock in this area

To be setby Registered Uncertain whether RPs willing to

Affordable rent . Lo
Providers own/manage stock in this area

Source: AECOM calculations

Itis recommended thatconsideration is also given to alternative mechanisms capable of helpingto meet local need,
where appropriate (i.e. rural/entry-level exception sites or community led housing etc.).

However, the neighbourhood planners should note thatthe FirstHomes producthas notbeen formally implemented,
and should awaitthe outcome ofthe Government consultation.

' https://mww.gov.ukigovernment/news/jenrick-unveils-huge-12-hillion-boost-for-affordable-homes
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Conclusions- Tenure and Affordability

Hartfield has higher rates ofhome ownershipthan in both comparator geographies. The percentag e of shared
ownershipis slightly higher than in Wealden butrelatively lower than in England. The overall percentage of social rent
is much lower than in both Wealden and England. Furthermore, rates of private renting are similar in Hartfield and
Wealden but are much lower than in England as a whole.

Between 2001-2011, the percentage ofhome ownershipin Hartfield decreased by 16.1%, and increased by 2.6% in
Wealden. Therewas also a significantchangein the share of social rented housingin Hartfield. Th e percentage of
social rented housing decreased by 65.5%, whereas the share of social housing increased in Wealden (4.7%). In
England as a whole, therewas a slightdeclinein theamountofsocial housing. There was also a large percentage
increasein privaterenting over the 10year period, and no changein the percentage of shared ownership.

The findingsofaresearch reportundertaken by Hartfield Parish Council further demonstrated the lack of shared
ownershipin theneighbourhood area. It is crucial to note, however, that since Census datashows thereis shared
ownershipin Hartfield, itmay be that owners have staircased over time and boughttheir own properties since 2011.
However, without conclusive evidence, itis not possible to ascertain the same.

In terms of house prices, therewas a 75.3% increasein median house prices, 68.3% increase in mean house prices
and a 65.1% increasein lower quartile house prices. In terms of house prices by type, there was a substantial
increasein the price of detached homes between 2011-2020, which increased by roughly 81% over the ten year
period.

The overall increasein prices suggests thatthe affordability of home ownership is becoming out ofreach in Hartfield,
which alignswith the finding that private renting has become a significantly more common option in the
neighbourhood area.

By benchmarking theincomes required to afford the differenttenures in the neighbourhood area, we determined the
following:

. While market rents are affordable to households on mean incomes, both market rents and market sale prices are higher
than what households with even two lower quartile earners could afford.

. The discount on the median house price required to enable households on average incomes to afford to buy is 72%.
Meanwhile, in order forlower quatrtile households to be able to afford median price homes, a discount of 93% is required
forsingle earners or 86% for a household with two earners.

. Whether discounted market sale is affordable willdepend on whether properties are priced in relation to average, new
build or entry level homes so developers will view discounts differently. New build homes are often more expensive than
properties for sale in the second-hand stock.

. Discounts on new build oraverage prices may make homes no more affordable than entry level properties in the existing
stock. This is the case in Hartfield where a discount of 30% on mean house prices is more expensive (at £497,000) than
the lower quartile house price in the existing stock (E468,000).

. Discounted market sale homes may be unviable to develop if the discounted price is close to (or below) build costs. Build
costs vary across the country but as an illustration, the build cost fora 2 bedroom home (assuming 70 sq mand a build
costof £1,500 persg m) would be around £105,000. This cost excludes any land value or developer profit.

. In Hartfield, a 30% discount on average prices would not be sufficientto extend home ownership to households on
average incomes, so a higher discount level would be justified in this case. As stated above, a minimum discount of 72%
will be required forhouseholds on averageincomes to be able to afford median priced homes. Itis likely that the cap of
£250,000 on the price of First Homes outside of London would apply if these properties are developed in Hartfield.

. Itis also worth noting that while neither of the shared ownership options extend home ownership to households on
average and lower quartile incomes, it is worth noting it is still worth including these products in the final tenure mix as they
would extend home ownership substantially.

. The income required to access Rent to Buy is the same as that required to afford market rents. In this case, the income
required to access average rents is £40,450. Given averagerents are affordable to those on mean incomes, Rentto Buy is
likely to be a suitable option forthose on averageincomes who wish to access home ownership. However, given average
rents are not affordable to households on LQ incomes, even with two earners, Rentto Buy is stillnot enough for LQ
income households, who are likely to require affordable rented provision.

In terms ofthe quantity of affordable housing needed, AECOM'’s estimate ofthe potential demand for affordable home
ownership options suggestthere may be a need forthese homes in Hartfield to address the aspirationsofhouseholds
who can rent but can’t buy. AECOM’s estimate identified the potential demand for 3homes per year or 48 homes over
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the plan period. Furthermore, if Hartfield was to meet its share of Wealden’s need for social/affordable rented housing
this would imply this equates to 4 homes per annum (predominately for social/affordable rent) or 64 homes over the
Neighbourhood Plan period [2022 - 2036]. In sum, our calculations determined aneed for 4 affordable homes for rent
peryear (64 overthe plan period) and 3 affordable homes for sale per annum (which is 48 over the plan period).

Itis relevantto notethat a survey carried outby Action in Rural Sussex found that 61.1% oflocal residents werein
favour of one or more small developments in order to meet affordable housing needs oflocalpeople.

Affordable housing is typically provided and made financially viable by its inclusion as aproportion of larger market
developments, as guided by Local Plan policy, and implemented by the LPA. However, if the community wishes to
boostthe supply of affordable housing, there are other, more proactive routes available for its provision. For example,
using community developmentorders, identifying exception sites or developing community land trusts are all tried and
tested ways ofboosting the supply of affordable housing above the minimaindicated by Local Plan policy.

An indicative tenure mix for Affordable Housing has been provided, which could serve as a guideline for the
breakdown of Affordable Housing tenures in Hartfield based on various considerations and evidence. This proposes to
prioritise affordable rented housing as far as possible while complying with the mandated minimum of 25% First
Homes.
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5.

RQ 2: Type and Size

RQ 2: What type (terrace, semi, bungalows, flats and detached) and size (humber of bedrooms) of housing is
appropriate for the Plan area over the Neighbourhood Plan period?

51 Introduction

111.

112.

5.2

The Hartfield Neighbourhood Plan may benefitfromthe inclusion policies informed by evidence on what sizes and types
of housing would be best suited to the local community. This willhelp ensure that future developments give local people
optionswithinthe housing market at all stages of life.

PPG recommends a consideration of the existing housing provision and its suitability, having regard to demographic
shifts in age and household composition, to address future, as well as current community need. For this reason, we
firstly consider the type and size of the existing housing stock in Hartfield. Demographic shifts in age and household
composition will then be considered. Finally, the future demand for housing by sizeand type is determined by the way
different household types currently occupy their dwellings in the wider Local Authority area, and then applying
demographic projections of how the Neighbourhood Plan area population is likely to change by the end of the Plan
period.

Existing types and sizes

5.2.1 Background and definitions

113.
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Before beginning our consideration of dwelling type and size, itis importantto understand how different types of
households occupy their homes. Crucially, and unsurprisingly, household ‘consumption’ of housing (in terms of housing
size) tends to increase alongside wages, with the highest earning households consuming relatively more (i.e. larger)
housingthan those on lower incomes. Similarly, housing consumptiontendsto increase, alongside wealth, income, and
age, such that older households tend to have larger homes than younger households, often as a result of cost and
affordability.

In this context, even smaller households (those with fewer than three inhabitants) may be able to choose to livein larger
homes than they require, and would be defined in Census terms as under-occupying their homes. This is a natural
feature ofthe housing market, and can distort considerations of future housing needs, with market dynamics and signals
giving avery different picture to demographics, household type and size.

In order to understand the terminology surrounding dwelling size analysis, itis important to note that the number of
rooms recorded in Census data excludes some rooms such as bathrooms, toilets and halls. Dwelling size data is
collected by determining the number of rooms being occupied by each household. In the section thatfollows, ‘dwelling
sizes’ can be translated as follows™":

. 1 room= bedsit

. 2rooms = flat/house with one bedroomand a reception room/kitchen

. 3rooms =flat/house 1-2 bedrooms and onereceptionroomand/or kitchen

. 4 rooms = flat/house with 2 bedroom, one reception roomand one kitchen

. 5rooms =flat/house with 3 bedrooms, onereceptionroomand one kitchen

. 6 rooms = house with 3 bedrooms and 2 reception rooms and a kitchen, or 4 bedrooms and one reception
roomand a kitchen

. 7+ rooms = house with 4 or more bedrooms

It is also useful to clarify the Census terminology around dwellings and households spaces. These can be confusing
where different terminologies such as flats, apartments, shared and communal dwellings, and houses in multiple
occupation, are used. Dwellings are counted in the Census by combining address information with Census returns on
whether people’s accommodation is self-contained.’® As such, all dwellings are classified into either “shared” or

7 At https://www.nomisweb.co.uk/census/2011/gs407ew

8 At https://www.gov.uk/quidance/dwelling -stock-data-notes-and-definitions-includes-hfr-full-guidance-notes-and-returns-form



https://www.nomisweb.co.uk/census/2011/qs407ew
https://www.gov.uk/guidance/dwelling-stock-data-notes-and-definitions-includes-hfr-full-guidance-notes-and-returns-form

AECOM 32
Hartfield Neighbourhood Plan Housing Needs Assessment

117.

“‘unshared” dwellings. Household spaces make up the individual accommodation units forming part of a shared dwelling.

The key measure of whether a dwelling is shared or unshared relates to the Census’ definition of a household. A
household is defined as “One person living alone or a group of people (not necessarily related) living at the same
address who share cooking facilities and share a living room or sitting room or dining area.”'® On this basis, where
unrelated residents ofa dwelling sharerooms other than a kitchen, this would be considered asingle householdin an
unshared dwelling, whilstwhere only akitchen is shared, each residentwould be considered their own household, and
the dwelling would be considered shared.

5.2.2 Dwelling type

118.

The 2011 Census shows thatthere were 674 householdsin Hartfield, living in 361 detached houses, 226 semi-detached,
88 terraced houses, and 9flats. From Table 5-1 below, Hartfield has a relatively higher percentage of detached homes,
semi-detached homes and a correspondingly lower percentage of flats, maisonettes or apartments than in both wider
geographies. Hartfield’s share of detached and semi detached dwellings is larger than Wealden as a whole and
substantially higher than England.

Table 5-1: Accommodation type (households), Hartfield 2011

Dwelling type Hartfield Wealden England
Wholehouseor
0, 0, 0,
bungalow Detached 50.4% 44.6% 22.4%
Semi-detached 31.6% 30.1% 31.2%
Terraced 12.3% 12.7% 24.5%
Flat, maisonette | Purpose-builtblock of 1.3% 8.5% 16.4%
or apartment flats or tenement
Parts of a converted
0, 0, 0,
orshared house 1.1% 1.9% 3.8%
In 'co_mmerC|aI 0.4% 11% 1.0%
building

Source: ONS 2011, AECOM Calculations

5.2.3 Dwelling size
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Table 5-2 below sets out the distribution of the number of rooms by household space. The housing stock in Hartfield is
characterised as follows:

e Thereisalowpercentage ofhomes with 1-3 rooms in Hartfield, relative to Wealden.

e Hartfield has a higher percentage share of homes with six or more rooms compared with Wealden.
e Both geographies haveroughly the same percentage of four roomhomes.

e Wealden has a slightly higher percentage of five room homes than Hartfield.

Itis also relevantto note here that according to the 2014 survey conducted by Action in Rural Sussex, over 87% of
existing homes in Hartfield have three bedrooms or more, and that Hartfield Parish has a need for more smaller
properties for purchase or rental on the open market (e.g., starter homes, downsizing, and “independentliving”
retirement).

This informationis consistentwith the datapresented in Table 5-2, which shows alarge percentage ofhomesin
Hartfield have 5 or more rooms. Many ofthese homes may have three or more bedrooms.

Table 5-2: Number of rooms per household in Hartfield, 2011

Number of Rooms Hartfield Wealden
1 Room 0.0% 0.2%
2 Rooms 0.1% 1.5%
3 Rooms 1.6% 6.3%

¥ Ibid.
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4 Rooms 16.5% 16.6%
5 Rooms 17.8% 22.6%
6 Rooms 21.1% 17.8%
7 Rooms 14.5% 12.3%
8 Rooms or more 12.8% 9.6%
9 Rooms or more 15.6% 13.2%

Source: ONS 2011, AECOM Calculations

122. Itis also relevantto consider howthe number of rooms occupied by households changed between the 2001 and 2011
Censuses. The main changes fromthe 2001 Census findings are as follows:

. In Hartfield, there was a 100% decrease in oneroomhouseholds between 2001-2011, a 83% decrease in two
roomhouseholdsand a74.4% decreasein three roomhouseholds over the same period. In raw numbers, the
number of oneroomhouseholds decreased from 3to 0, whilethe number of two - and three-room households
decreased from6 to 1 and from43 to 11.

e While the number of one room households decreased in all three geographies, there was an increase in the
number of two- and three-room households in both Wealdenand England.

e The number of four-room households in Hartfield (27.6%) and England (3.5%) whereas the number of four-
roomhouseholdsdecreased in Wealden.

e In Hartfield, the number of seven and eight room households decreased by 16.9% and 31.8% respectively.
However, the number of seven and eightroomhouseholds increased in both Wealden and England.

Table 5-3: Rates of change in number of rooms per household in Hartfield 2001-2011

Number of Rooms Hartfield Wealden England
1 Room -100.0% -23.6% -5.2%
2 Rooms -83.3% 10.0% 24.2%
3 Rooms -74.4% 12.8% 20.4%
4 Rooms 27.6% -9.5% 3.5%
5 Rooms -9.1% 4.5% -1.8%
6 Rooms -3.4% 9.5% 2.1%
7 Rooms -16.9% 14.4% 17.9%
8 Rooms or more -31.8% 20.6% 29.8%

Source: ONS 2001-2011, AECOM Calculations

123. Returning to the mostrecent Census data, it is also useful to comparethe figures for number of rooms with figures for
the number of bedrooms for each household. Table 5-4 below summarises the proportion of households occupying
each size of homein terms of the number of bedrooms. This datashows that shows that Hartfield’s stock of dwellings
by size is broadly similar to that of Wealden, with a large number of three-four bedroom homes, and similar proportions
of most other sizes exceptfora smaller proportion of two-bedroom homes in Hartfield and higher proportions of five (or
more) bedroomhomes.

Table 5-4: Number of bedrooms in household spaces in Hartfield, 2011

Bedrooms Hartfield Wealden England

All categories: Number of bedrooms 892 100.0% 62,676 [ 100.0% | 22,063,368 | 100.0%
No bedrooms 2 0.2% 94 0.1% 54,938 0.2%
1 bedroom 56 6.3% 4,783 7.6% 2,593,893 | 11.8%
2 bedrooms 161 18.0% 17,670 28.2% 6,145,083 27.9%
3 bedrooms 282 31.6% 22,213 35.4% 9,088,213 | 41.2%
4 bedrooms 202 22.6% 12,647 20.2% 3,166,531 | 14.4%
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|50rmorebedrooms | 189 | 21.2% | 5,269 | 8.4% 1,014,710 | 4.6% |
Source: ONS 2011, AECOM Calculations

5.3 OAN report findings

124. In 2017, areview of Wealden’s SHMA was undertaken in order to provide an updated assessmentofthe objectively
assessed housing need based on the mostrecent (2014-based) population and household projections released by the
Office for National Statistics (ONS) and Department for Communities and Local Government (DCLG) respectively in
June 2016. The study focused on their district's proposed plan period of2013-2037. A summary table showing the
report’s main findings is presented below:

Table 1.1 OAN for Wealden District, 2013-2028

Total .
3 Dwellings per
Dwellings P
(2013-2028)
- Starting point projection 13,700 913
D:rrgjc;in;ia::;c Long-term migration trends 9,400 625
Short-term migration trends 12,900 862
T — Cambridge Econometrics 13,700 916
| Experian Local Market Forecasts 13,100 876
OAN for Wealden District (following market signals adjustments)

10% uplift Starting point projection 15,100 1,005
Household Formation | Starting point projection 14,500 968
Rates return to 2001 Cambridge Econometrics 14,600 972

conditions Experian Local Market Forecasts 13,900 930

Based on SNPP 2014 (as per LPEG) 18,500 1,233
EREGvEhon Based on long-term migration 14,200 946

54 Household composition and age structure

125. Having established the current stock profile of Hartfield and identified recentchanges in its composition, the evidence
assembled below examines the composition and age structure of households in the 2011 Census and in future years.
Through aconsideration ofthetypes ofhouseholds projected to form over the Neighbourhood Plan period, and the mix
of age groups suggested by demographic projections, it becomes possible to consider the type and size of housing
needed in the Neighbourhood Plan area by the end of the planning period.

5.4.1  Age structure

126. The 2011 Census data reveals that Hartfield had a large segment of the population aged 45-64 with correspondingly
lower proportions ofthe population falling into both younger and older age bands. Itis particularly important to note that
the number of individuals in the 85 and over category was much higherin Hartfield than in Wealden and England (see
Figure 5-1 below).

127. In summary, Hartfield has an older bias to its population compared to the local authority area. In 2011, Wealden and
Hartfield had similar levels of peoplein the age bands 16-25 and 25-44, and it is likely that some ofthe individualsin
thosegroups have entered older groups since the last Census. Furthermore, a share of Hartfield’s residents in the
45+ age groups may have entered into older age groups as well and some ofthoseresidents may require different
housing requirements through the plan period, potentially involving some demand for downsizing and accessible
housing. This confirms the Parish Council’s concern aboutthe importance of providing options for smaller homes.
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Figure 5-1: Age structure in Hartfield, 2011
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128. Interms of the changingage structure of the Neighbourhood Plan area population, Census data shows that since 2001
NA population has changedin the follow manner (see Table 5-5 below):

Fromlookingat Table 5-5, it appears as though there has been a declinein the percentage of peoplein every
age band, exceptthe final group. This suggests there has been a net decrease in the number of people that
entered each age band between 2001-2011.

Thetable shows the percentage ofpeoplein the age band 85 and overincreased by 141.4%. In raw numbers,
thiswas an increase from 29 peoplein 2001 to 71 in 2011.

An especially significant decrease was experienced in the population ofindividuals between the ages of 0-15,
particularly when compared with Wealdenand England. In raw numbers, this figure deceased from 387 to 292
between 2001-2011.

It is also relevantto note that while the population ofindividuals in the 16-24 age band decreased in Hartfield,
the population of individuals in this group increased in Wealden and England. This trend also applies in the
case ofthe age bands 25-44 as well as 64-84.

In the case of the age band 45-64, whilethe population ofthis group decreased in Hartfield, the population of
this age band increased in both other geographies.

Table 5-5: Rate of change in the age structure of Hartfield population, 2001-2011

Age group Hartfield Wealden England
0-15 -24.5% -1.8% 1.2%
16-24 -16.5% 20.6% 17.2%
25-44 -19.9% -9.3% 1.4%
45-64 -11.0% 15.0% 15.2%
65-84 -6.7% 15.2% 9.1%
85 and over 141.4% 17.0% 23.7%

Source: ONS 2001-2011, AECOM Calculations

5.4.2 Household composition

129. Household composition (i.e the mix of adults and children in adwelling) is a critical factor in driving the size (and to an
extent, the type) of housing needed over the Neighbourhood Plan period.

130. In assessing Census dataon household composition, we can make the following observations:
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e The largest percentage of households in Hartfield are families with dependent children (25.4%) followed by
couples with no children (23.7%). Compared to Wealden and England both, Hartfield has ahigher percentage
of family households.

e Compared to Wealden and England, there is a relatively lower percentage of family households with both
members aged over 65 in Hartfield. Similarly, Hartfield has alower percentage ofone person households over
the age of 65 compared to its wider geographies.

e Compared to Wealden, Hartfield has a lower percentage of one-person households and a higher percentage
of ‘Other’ households (such as students and house sharers). Compared just with England, Hartfield has a
relatively lower percentage of both one person households and ‘other’ households.

131. Note that non-dependent children refer to households in which adult children are living at home, or students still call
their primary residence despite living for most ofthe year near to university . Though this category can often indicate the
relative unaffordability of entry-level homes in an area as many such young people may wish to move outand formtheir
own householdsifthey were financially able.

Table 5-6: Household composition (by household), Hartfield, 2011

Household type Hartfield Wealden England
Oneperson Total 20.6% 27.6% 30.2%
household
Aged 65 and over 8.8% 15.3% 12.4%
Other 11.9% 12.3% 17.9%
Onefamily only Total 72.8% 67.2% 61.8%
All aged 65 and o o o
over 10.4% 12.6% 8.1%
With no children 23.7% 20.0% 17.6%
With dependent
children 25.4% 25.3% 26.5%
All childrenNon- 13.4% 9.3% 9.6%
Dependent
Other household
0, 0, 0,
types Total 6.5% 5.2% 8.0%

Source: ONS 2011, AECOM Calculations

132. Again, itis relevant to consider rates of change in this indicator during the period between Censuses. Between 2001
and 2011, the main changes in household composition were as follows:

. The percentage ofone-person households decreased by 21.9% over the time period. Withinthis category,
the percentage ofolder households decreased by 44% and ‘Other’ households increased by 11.1%. While
Hartfield experienced anet decrease in this category, there were increases in the overall percentage ofone
person households both in Wealden and nationally.

. The percentage ofolder couples (aged 65 and over) decreased by 35.2% whilethe percentage of
households (younger couples) without children decreased by 17.1%.

. Households with dependent children decreased by 19.7% over the period, whichis adeviation fromthe trend
observed in either wider geography. Both in Wealden and England, there was an increasein the percentage
of this group.

. Households with non-dependent children increased by 9.8% over thetime period, whichis lower than the
changes observed in St Albans and England.

. Finally, in Hartfield, the percentage of ‘Other’ household types decreased by 18.5% over the time period
whereas a percentage increase was seen in both wider geographies.

Table 5-7: Rates of change in household composition, Hartfield, 2001-2011

Household
type
Oneperson
household

Hartfield England

Total -21.9% 10.4% 8.4%
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133.

134.

135.

136.

137.

Aged 65 and over -44.3% -3.3% -7.3%

Other 11.1% 34.0% 22.7%
Onefamily only | Total -17.6% 5.4% 5.4%

All aged 65 and over -35.2% 0.8% -2.0%

With no children -17.1% 4.6% 7.1%

\C’\:]'itlr;‘rjeenpe”dem -19.7% 3.0% 5.0%

dAg;:r']'(‘;erﬁ? non- 9.8% 22.8% 10.6%
Other Total -18.5% 23.9% 28.9%
householdtypes

Source: ONS 2001-2011, AECOM Calculations

Dwelling mix determined by life-stage modelling

Recognising the fact that households of different ages may have different housing needs, the housing mix needed to
meet demographic change by the end of the Plan period is estimated by an approach based on current occupation
patterns — that is, the propensity of households of different ages to occupy different types of accommodation — will
persistinto the future. For example, projected growth in householdsaged under 24 will lead to an increasein the need
forthe type of housing currently occupied by households ofthatage.

It is important to keep in mind that this exercise provides an estimate based on demographic trends and occupancy
patterns alone. It does nottake into accountincome and wealth, other than in an indirect way through the propensity of
households to occupy moreorless spacethan they ‘need’. This approach also embeds existing patterns of occupancy
which may or may notbe desirable. Thisis particularly importantto keep in mind in areas where housing affordability
has worsened because it means that many households are forced to occupy less space than they need or want.

However, no data on housing size occupation by age of the Household Reference Person (HRP- a more modern term
for ‘head of household’) is available at neighbourhood level. For this reason, LA-level data needs to be used as the
closestproxy.

Figure 5-2 below sets out the relationship in the 2011 Census at LA level between the age of the HRP and the size of
dwelling occupied. This provides the starting point for determining the mostappropriate dwelling size mix by the end of
the Neighbourhood Plan period.

The data shows thatwhile the majority of Wealden residentslivein 1- and 2-bedroom properties untilthe age of 30, the
preferenceturnsto dwellings of 3bedrooms for every other life stag e. The preference for 4-bedroom dwellings largely
follows the trend of 3-bedroom dwellings, with a concentration between the ages of 40 and 64. The preference of 4-
bedroom dwellings decreases steadily after the age of64. The preference for 1-bedroomhomes is relatively low for age
groups ranging from 40-55 but can be considered to be somewhat popular amongstboth younger and older age groups.
Finally, homes with five and sixor more bedrooms are relativelyless common in Hartfield, with some popularity amongst
middleto olderagegroups, thatis, largely people above the age of 35.
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Figure 5-2: Age of household reference person by dwelling size in Wealden, 2011
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Source: ONS 2011, AECOM Calculations

Household projections provided by MHCLG are then used to understand the future distribution of households by the
ageofthe HRP. Again, this datais only available atthe Local Authority leveland for the years 2014 and 2039. Therefore,
the distribution of households by the age of the HRP would be in 2038 is estimated, i.e. the end ofthe Neighbourhood
Plan period (red in the table). The data is presented in Table 5-8 below.

Table 5-8: Projected distribution of households by age of HRP, Wealden

Age of HRP 24 Age of HRP 25to Age of HRP 35to Age of HRP 55 to Age of HRP 65

Year

and under 34 54 64 and over

2011 895 4,712 22,797 12,348 21,924

2018 1,023 5,018 22,400 13,192 26,477
_ 914 5,318 21,606 14,014 37,005
2043 887 5,393 21,407 14,219 39,637

Source(s): MHCLG 2014-based household projections, ONS 2011, AECOM Calculations

It isthen necessary to extrapolate fromthis Local Authority-level data an estimate of the corresponding changein the
age structure ofthe populationin Hartfield. To do so, the percentage increase expected for each group across Wealden,
derived from the data presented above was mapped to the population of Hartfield. The results of this calculation are
detailed in Table 5-9 below:

Table 5-9: Projected distribution of households by age of HRP, Hartfield

Agziogn'?fp Ageof HRP  Ageof HRP  Ageof HRP  Age of HRP
25t034 35to 54 55 to 64 65 and over
under
2011 9 55 342 203 283
2018 10 59 336 217 342
2038 9 62 324 230 478
% change 2011-end of Plan period 2% 13% -5% 13% 69%

Source: AECOM Calculations

Finally, having established the likelihood shown by households at different life-stages towards dwellings of different
sizes in Figure 5-2, and the approximate number of households in Wealden and Hartfield falling into each of these
stages by the end of the Plan period in 2038, it is possible to estimate howthe housing stock mightevolve in terms of
size over the Neighbourhood Plan period in response to demographic change (see Table 5-10 below).
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141. The table takes in turn each projected age group in 2038 estimating how many of the households in thatage bracket
willwantor need to occupy each size ofdwelling. Thisis repeated for each age bracket and added together to arrive at
an estimation of what proportion of each size of dwelling will be required overall.

142.

143.

Table 5-10: Ideal dwelling size distribution in Hartfield by the end of the Plan period, based on modelled
household life-stages (totals may not sum due to rounding)

Size

Age of HRP 16

Age of HRP 25

Age of HRP 35

Age of HRP 55

Age of HRP 65

to 24 to 34 to 54 to 64 and over
1 bedroom 22.7% 13.6% 5.2% 5.4% 10.0%
2 bedrooms 50.5% 40.8% 20.6% 22.9% 35.4%
3 bedrooms 20.4% 34.1% 38.3% 35.8% 33.1%
4 bedrooms 3.6% 8.8% 24.7% 24.8% 15.9%
o* 2.8% 2.7% 11.1% 11.0% 5.5%
bedrooms

Source: Census 2011, AECOM Calculations. Figures may not sum due to rounding

It is now possible to compare the 2011 housing mix in terms of size with the projected requirement based on the
estimates set out in Table 5-10 above modellingthe changein the age structure of the population in Hartfield.

Table 5-11 belowindicates that, by 2038, the size distribution of dwellings should be as follows: there should be a higher
percentage of one-three-bedroomhomes, aslightly lower percentage of four bedroom homes and a much lower overall
percentage of five or more bedroomhomes. This thus suggests that the new developments may benefit from a focus
on smaller dwellings.

Table 5-11: 2011 housing sizes compared to ideal distribution at end of Plan period, Hartfield

Number of bedrooms 2011 2038

1 bedroom 56 6.3% 87 7.9%
2 bedrooms 161 18.0% 319 28.9%
3 bedrooms 282 31.6% 388 35.2%
4 bedrooms 202 22.6% 219 19.9%
5 or more bedrooms 189 21.2% 90 8.1%
Total households 892 100.0% 1,103 100.0%

Source: Census 2011, AECOM Calculations

144. Table 5-12 below sets out the estimated misalignment between future demand for housing, based on the modelled
preferences of households atdifferentlife-stages, and the current stock available in the Neighbourhood Plan area.

Table 5-12: Future potential misalignments of supply and demand for housing, Hartfield

Number of Changetq housing Recommended split
bedrooms mix

1 bedroom 56 87 31 10.0%

2 bedrooms 161 319 158 50.5%

3 bedrooms 282 388 106 33.9%

4 bedrooms 202 219 17 5.5%

5 or more bedrooms 189 90 -99 0.0%

Source: AECOM Calculations

145. The result of this life-stage modelling exercise is to suggest that, in terms of demographic change, new development
mightinvolve the following share of dwelling sizes: 10% as 1 bedroom, 50.5% as two bedrooms, 33.9% as three
bedrooms, 5.5% as four bedrooms and 0.0% as 5 or more bedrooms.

146. The latest draft of the Hartfield neighbourhood plan identifies the shortage of smaller houses in the parish as a key
issue. Small houses, available for sale or rent, to meet the needs offirsttime buyers orthose wishingto downsize from
larger houses are presently missing fromthetype and size mix, and the Parish Coun cil wants to ensure the needs of
thosebelonging to this group are met. Thefindings ofthis HNA are consistentwith the Parish Council’s requirements,
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and the Council can adjustthe recommended size mix to change and adaptthe number of one-three bedroom dwellings
to their suiting following alocal housing needs survey or on the basis oftheir knowledge of local needs.

Note that the changes to the housing mix given above for five or more-bedroom dwellings are negative numbers.
Because in lightofthe nationaland local housing shortage, itis rarely advisable or practicable to remove dwellings from
the available stock, as would otherwise be suggested here for dwellings with three or more bedrooms, we have instead
set the recommended splitat 0% rather than a negative number, and rebalanced the other sizes as percentages of the
additional dwellings they represent in total. In other words, the interim results of the life-stage modelling suggest that
there will be no need for further five or more-bedroom dwellings over the Neighbourhood Plan period. Itis importantto
stress that there may be othergood reasonsto provide a particular size ortype of dwelling in the NA, for examplethe
need to improve the mix of homes in a particular location, improving choice or meeting needs in the wider housing
market area.

Note that only the percentage mix in the right-hand column is relevant to the purposes of this HNA and the
neighbourhood planning process. The actual numbers of dwellings required to adjust the size mix do notreflect that
actual quantity of housing neededin the NAand are simply astep in the calculation necessaryto produce a percentage
split. As a general point, thisdwelling mix in percentage terms stands alone fromthe overall quantity of housing needed
or allocated over the Plan period, and could equally apply to windfall development, allocations beyondthe plan period,
orany other source of housing supply.

Conclusions- Type and Size

This analysis provides an indication of the likely need for different types and sizes of homes based on demographic
change. It is important to remember that other factors should be considered in determining the dwelling mix that is
desirablein the NA oron any particular site. These include the characteristics ofthe existing stock of housing, the role
of the NA or site within the wider housing market area (linked to any LA strategies or plans) and site specific factors
which may justify a particular dwelling mix.

In terms of dwelling types, 2011 Census shows thatthere were 674 householdsin Hartfield, livingin 361 detached
houses, 226 semi-detached, 88 terraced houses, and 9 flats.

The housing stockby size in Hartfield is dominated by homes with five or more rooms, and a low percentage of
homes with 1-3 rooms. Accordingto the 2014 survey conducted by Action in Rural Sussex, over 87% of existing
homes in Hartfield have three bedrooms or more, and that Hartfield Parish has a need for more smaller properties for
purchase orrental on the open market (e.g., starter homes, downsizing, and “independentliving” retirement). This
findingis consistentwith the 2011 Census findings, as Hartfield has a large percentage ofhomes with 5 or more
rooms and many ofthese homes have three or more bedrooms.

2011 Census data reveals that Hartfield has an older bias to its population compared to the local authorityarea. In
2011, Wealden and Hartfield had similar levels of peoplein theage bands 16-25 and 25-44, and itis likely thatsome
of theindividuals in those groups have entered older groupssince thelast Census. Furthermore, a share of Hartfield’s
residentsin the 45+ age groups may have entered into older age groups as well and some of those residents may
require differenthousing requirements through the plan period, potentially involving some demand for downsizing and
accessible housing. This confirms the Parish Council’s concern aboutthe importance of providing options for smaller
homes.

In terms ofhousehold composition, the largest percentage of households in Hartfield are families with dependent
children (25.4%) followed by couples with no children (23.7%). Compared to Wealden and England both, Hartfield has
a higher percentage of family households.

The results of a life-stage modelling exercise, which looks atthe sizes of dwelling occupied by differentage groups
and projects the growth and decline ofthose age groups over the Plan period in order to understand what should be
built, suggests thatnew developmentmightbenefitfroma focus on medium sized dwellings.

The resultof this life-stage modelling exercise is to suggestthat, in terms of demographicchange, new development
mightinvolvethefollowing share of dwelling sizes: 10% as 1 bedroom, 50.5% as two bedrooms, 33.9% as three
bedrooms, 5.5% as four bedrooms and 0.0% as 5 or more bedrooms.

The latest draft of the Hartfield neighbourhood plan identifies the shortage of smaller houses in the parish as akey
issue. Small houses, available for sale or rent, to meet the needs offirst time buyers orthose wishing to downsize
from larger houses are presently missing fromthe type and size mix, and the Parish Council wants to ensurethe
needs ofthose belonging to this group are met. The findings ofthis HNA are consistentwith the Parish Council's
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requirements, and the Council can adjustthe recommended size mix to change and adaptthe number ofone-three
bedroomdwellings to their suiting following alocal housing needs survey or on the basis oftheir knowledge oflocal
needs.

41
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0. Conclusions

6.1 Overview

157. Table 6-1 below sets out in full the conclusions and recommendations of this Neighbourhood Plan housing needs
assessment, based on the evidence reviewed and analysed.

Table 6-1: Summary of study findings specific to Hartfield with a potential impact on Neighbourhood Plan
housing policies

Summary of evidence and data Conclusions and recommendations
assessed

When SHMA figures are prorated to In sum, our calculations determined aneed for 4
Hartfield based on its share of the affordable homes for rent per year (64 overthe

population, Furthermore, if Hartfield was plan period) and 3 affordable homes for sale per
Quantity of | to meet its share of Wealden’s need for annum (which is 48 over the plan period).

affordable social/affordable rented housing this
housingto plan | would imply this equatesto 4 homes per
for annum (predominately for

social/affordable rent). Furthermore,
AECOM’s calculationsidentified the
potential demand for 3homes per year.
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Housing
tenure and
affordability

Hartfield has higher rates of home
ownershipthan in both comparator
geographies. The percentage of shared
ownershipis slightly higherthan in
Wealden but relatively lower than in
England. The overall percentage of social
rent is much lower than in both Wealden
and England. Furthermore, rates of
private renting are similar in Hartfield and
Wealden but are much lower than in
England as a whole.

Between 2001-2011, the percentage of
home ownership in Hartfield decreased
by 16.1%, and increased by 2.6% in
Wealden. There was also a significant
changein theshare ofsocial rented
housing in Hartfield. The percentage of
social rented housing decreased by
65.5%, whereas the share ofsocial
housing increasedin Wealden (4.7%). In
England as a whole, therewas a slight
declinein theamountof social housing.
There was also a large percentage
increasein private renting over the 10
year period, and no changein the
percentage of shared ownership.

In terms ofhouse prices, therewas a
75.3% increasein median house prices,
68.3% increasein mean house prices
and a 65.1% increasein lower quartile
house prices. In terms of house prices by
type, there was a substantial increasein
the price of detached homes between
2011-2020, which increased by roughly
81% overtheten year period.

The overall increasein prices suggests
that the affordability ofhome ownershipis
becoming outofreach in Hartfield, which
aligns with the finding that private renting
has become a significantly more common
option in the neighbourhood area.

By benchmarking theincomes required to afford
the differenttenuresin the neighbourhood area,
we determined the following:

While market rents are affordable to households
on mean incomes, both market rents and market
sale prices are higher than whathouseholdswith
even two lower quartile earners could afford.

The discounton the median house pricerequired
to enable households on average incomes to
afford to buy is 72%. Meanwhile, in order for lower
quartile households to be able to afford median
pricehomes, a discountof93% is required for
single earners or 86% for a household with two
earners.

Whether discounted marketsaleis affordable will
depend on whether properties are priced in
relation to average, new build or entry level homes
so developers will view discounts differently. New
build homes are often more expensive than
properties for salein the second-hand stock.

Discounts on new build or average prices may
make homes no more affordable than entry level
properties in the existing stock. Thisisthecasein
Hartfield where a discountof 30% on mean house
prices is more expensive (at£497,000) than the
lower quartile house pricein the existing stock
(£468,000).

Discounted market sale homes may be unviable to
develop ifthediscounted priceis closeto (or
below) build costs. Build costs vary across the
country but as an illustration, the build costfora?2
bedroomhome (assuming 70sq m and a build
costof£1,500 persqg m) would be around
£105,000.2° This costexcludes any land value or
developer profit.

In Hartfield, a 30% discounton average prices
would notbe sufficientto extend home ownership
to households on averageincomes, so ahigher
discountlevel would bejustified in this case. As
stated above, a minimum discountof 72% will be
required for householdson average incomes to be
able to afford median priced homes. Itis likely that
the cap of £250,000 on the price of FirstHomes
outside ofLondon would apply ifthese properties
are developed in Hartfield.

Itis also worth noting thatwhile neither ofthe
shared ownership optionsextend home ownership
to households on average and lower quartile
incomes, itis worth noting itis still worth including
these products in the final tenure mix as they
would extend home ownership substantially.
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Summary of evidence and data Conclusions and recommendations

assessed

The incomerequired to access Rentto Buy is the
same as that required to afford market rents. In
this case, theincomerequired to access average
rents is £40,450. Given average rents are
affordable to those on mean incomes, Rentto Buy
is likely to be a suitable option for thoseon
average incomes who wish to access home
ownership. However, given average rents are not
affordableto householdson LQ incomes, even
with two earners, Rent to Buy is stillnotenough
forLQ income households, who are likely to
require affordable rented provision.

* This estimate is included forillustration purposes. £1,500 build cost per sq mis a reasonable estimate of current costs (mid 2020); 70 sq
m for a 2 bedroom property is consistent with the Government’s Nationally Described Space Standards
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Summary of evidence and data

assessed

Conclusions and recommendations

45

Housing
and size

type

In terms ofdwelling types, 2011 Census
shows thatthere were 674 householdsin
Hartfield, living in 361 detached houses,
226 semi-detached, 88 terraced houses,
and 9 flats.

The housing stock by size in Hartfield is
dominated by homes with five or more
rooms, and alow percentage ofhomes
with 1-3 rooms. Accordingto the 2014
survey conducted by Action in Rural
Sussex, over 87% ofexisting homesin
Hartfield have three bedrooms or more,
and that Hartfield Parish has a need for
more smaller properties for purchase or
rental on the open market (e.g., starter
homes, downsizing, and “independent
living” retirement). This finding is
consistentwith the 2011 Census findings,
as Hartfield has a large percentage of
homes with 5 or morerooms and many of
these homes havethree or more
bedrooms.

2011 Census data reveals that Hartfield
has an older bias to its population
compared to the local authority area. In
2011, Wealden and Hartfield had similar
levels ofpeoplein the age bands 16-25
and 25-44, and itis likely thatsome of the
individuals in those groups have entered
oldergroups sincethelast Census.
Furthermore, a share of Hartfield’s
residentsin the 45+ age groups may
have entered into older age groups as
well and some of thoseresidents may
require differenthousing requirements
through the plan period, potentially
involving some demand for downsizing
and accessible housing. This confirms
the Parish Council’s concern aboutthe
importance of providing optionsfor
smaller homes.

In terms of household composition, the
largestpercentage ofhouseholdsin
Hartfield are families with dependent
children (25.4%) followed by couples with
no children (23.7%). Compared to
Wealden and England both, Hartfield has
a higher percentage of family
households.

The result of this life-stage modelling exerciseis to
suggestthat, in terms ofdemographicchange,
new developmentmightinvolve the following
share of dwelling sizes: 10% as 1 bedroom, 50.5%
as two bedrooms, 33.9% as three bedrooms,
5.5% as four bedrooms and 0.0% as 5 or more
bedrooms.

The latest draft of the Hartfield neighbourhood
planidentifies the shortage of smaller housesin
the parish as a key issue. Small houses, available
for sale orrent, to meet the needs offirst time
buyers orthosewishingto downsize fromlarger
houses are presently missing fromthetype and
size mix, and the Parish Council wants to ensure
the needs ofthose belonging to this group are
met. The findingsofthis HNAare consistentwith
the Parish Council’s requirements, and the
Council can adjustthe recommended size mix to
change and adaptthe number of one-three
bedroom dwellings to their suiting following alocal
housing needssurvey or on the basis oftheir
knowledge oflocal needs.
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6.2 Recommendations for next steps

158. This Neighbourhood Plan housing needs assessment aims to provide Hartfield with evidence on a range of housing
trends and issues fromarange ofrelevant sources. We recommend that the neighbourhood planners should, as anext
step, discuss the contentsand conclusionswith Wealden with aview to agreeing and formulating draft housing policies,
bearing the followingin mind:

e All Neighbourhood Planning Basic Conditions, but in particular the following: Condition A, namely that the
Neighbourhood Plan has regard to national policies and advice contained in guidance issued by the Secretary
of State; Condition D, thatthe making ofthe Neighbourhood Plan contributes to the achievement of sustainable
development; and Condition E, which isthe need forthe Neighbourhood Plan to be in general conformity with
the strategic policies ofthe adopted developmentplan;

e Theviews of Wealden —in particular in relation to the quantity of housing that should be planned for;
e Theviewsoflocal residents;
e Theviews ofotherrelevantlocal stakeholders, including housing developers and estate agents;

e The numerous supply-side considerations, including local environmental constraints, the location and
characteristics of suitable land, and any capacity work carried out by Wealden, including butnotlimited to the
Strategic Housing Land Availability Assessment (SHLAA);

e Therecommendations and findings ofthis study; and

e The impact of the Government’s Standard Methodology on calculating housing need for Wealden and the
neighbourhood plan areas within it.

159. This assessment has been provided in good faith by AECOM consultants on the basis of housing data, national
guidance and other relevantand available information currentatthetime ofwriting.

160. Bearing thisin mind, itis recommended thatthe Neighbourhood Plan steering group should monitor carefully strategies
and documents with an impact on housing policy produced by the Government, Wealden or any other relevant party
and review the Neighbourhood Plan accordingly to ensure thatgeneral conformity is maintained.

161. Atthesame time, monitoring on-going demographicor other trends over the Neighbourhood Plan period willhelp ensure
the continued relevance and credibility of its policies.
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Appendix A : Calculation of Affordability Thresholds

Al

162.

163.

A.2

164.

165.

166.

167.

Assessment geography

As noted in the Tenure and Affordability chapter above, affordability thresholds can only be calculated on the basis of
data on incomes across the Neighbourhood Plan area. Such data is available at MSOA level but not at the level of
neighbourhood plan areas.

As such, when calculating affordability thresholds, an MSOA needs to be selected that is a best-fit proxy for the
Neighbourhood Plan area. In the case of Wealden, itis considered that MSOA E02004403 is the closestrealistic proxy
for the Neighbourhood Plan area boundary, and as such, this is the assessment geography thathas been selected. A
map of MSOA E02004403 appears below in Figure A-1.

Figure A-1: MSOA E02004403 used as a best-fit geographlcal proxy for the Nelghbourhood Plan area

e

A !

el Area
= E02004404

Source: ONS

Market housing

Market dwellings are accessibleto peopleon higherincomes. Choices in the housing marketare driven principally by
spending power, life stage, and personal taste.

The operation ofthe housing marketis, in most circumstances, the best means of addressingthe demand for different
types of housing for sale. For this reason, it is important that planning policy does not place unnecessary burdens on
the market preventing its ability to respond to demand, because this is the principal way equilibriumis achieved in the
market and thus house price growth keptin check.

In this sense, the notion of development viability is essential. It isimportantnotto deter developmentin the context of
clear housing need;to do so will notonly frustrate the delivery of new housing butalso may deprive the community of
resources for infrastructure improvements.

To determine affordability in market housing, the assessment considers two primary indicators: income thresholds,
which denote the maximum share of a family’s income that should be spent on accommodation costs, and purchase
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thresholds, which denote the standard household income required to access mortgage products.

1) Market sales

The starting pointfor calculating the affordability of a dwelling for sale (i.e. the purchase threshold) from the perspective
ofa specific householdis the loan to income ratio which most mortgage companies are prepared to agree. This ratio is
conservatively estimated to be 3.5.

To produceamore accurate assessmentof affordability, both the savings available for a depositand the equity in the
home from which the buyer is moving (if not afirst-time buyer) should be taken into account.

However, this data is not available for Hartfield. As such, a reasonable assumption is therefore made that a 10%
purchase depositis available to the prospective buyer.

The value ofan entry-level dwellingis considered the bestrepresentation ofthe segment of market housing most
likely to be accessibleto those on lower incomes.? The value of an entry level dwelling used hereis the lower quartile
average house price from sales data from Land Registry over the year 2019.

The calculation is therefore:

. Value ofan ‘entry level dwelling’ = £520,000

. Purchase deposit=£52,000 @10% ofvalue;

. Value of dwelling for mortgage purposes = £468,000

. Loan to incomeratio = value of dwelling for mortgage purposes divided by 3.5;

° Purchase threshold = £133,714

i) Private Rented Sector (PRS)

Income thresholds are used to calculate the affordability of rented and affordable housing tenures. Households are
deemed able to afford a private rented propertyifthe lower quartile private rentdoes not exceed 30% of gross household
income.

It is assumed that lower quartile private rent equates to the average rent paid in the Neighbourhood Plan area for a two-
bedroomdwelling (enough living space for two or three individuals). In order to be in conformity with the Government
guidance on overcrowding,?? such ahome would require three habitable rooms (a flat or house with two bedrooms).

The property website Rightmove shows rental values for property in the Neighbourhood Plan area. The best available
data is derived from properties available for rentwithin the postcode area, which covers alarger areathan the Plan area
itself but can be used as a reasonable proxyforit. Moreover, because itforms alarger geographywith a greater number
of rental properties offered, the larger sample size is likely to generate more robustfindings.

Itis worth noting thatwe used a search radius of 5 miles, since there were no properties listed withinasmaller radius.

Accordingto properties listed on Rightmove, there are 15 two-bed properties currently listed for rentacross the posta
area, with an average price of £1,053 per calendar month.

It is possible to derive from this data the estimated income threshold for private rental sector dwellings in the
Neighbourhood Plan area; the calculation is therefore:

. Annual entry-level rent=£1053 x 12 = £12,636
. Multiplied by 3.33 (so thatno more than 30% of incomeis spenton rent) = £42,120

. Income threshold (private rental sector) = £42,120

! ‘Entry-level dwelling’ can be understood to comprise a property that costs the average value of dwellings falling into the lower quartile of
house prices in the Neighbourhood Plan area, as set out in the Tenure and Affordability chapter above.

% This is based on the concept of the ‘room standard’, which indicates a dwelling is legally overcrowded if two people of the opposite sex
have to share aroomto sleep in (this does not apply when couples share a room). See:
http://england.shelter.org.uk/housing advice/repairs/overcrowding
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. The NPPF 2019 acknowledges thatbuild-to-rent dwellingshave aroleto play in providing affordable market homes and

may meet affordable housing need wheretheyinclude acomponentofaffordable private rent.

A.3 Affordable Housing
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. There are a range oftenures that constitute the definition of Affordable Housing withinthe 2019 NPPF: social rentand

affordable rent, discounted market sales housing, and other affordable routes to home ownership.

This variety of tenures reflects an ambition by the Government to provide a pathway to home ownership for more
households, as well as introducing market principles into the provision of subsidised housing for rent. The aim is to
divide affordable housing into a series of products designed to appeal to different sectors of the market and, by changing
eligibility criteria, bring rents closerin line with people’s ability to pay.

We consider each ofthe affordable housing tenures in turn.

1) Social rent

Rents in socially rented properties reflect a formula rent’ based on a combination of individual property values and
average earningsineach area, resulting in substantial discounts to marketrents. As such, this tenure is suitable for the
needs ofthoseon lowincomes and is subjectto stricteligibility criteria.

To determine social rent levels, data and statistical return from Homes England is used. This data is only available at
the LPA level so must act as a proxy for Hartfield. This data provides information aboutrents and the size and type of
stock owned and managed by private registered providers and is presented for Wealden in the table below.

To determinethe income needed, itis assumed that no more than 30% of income should be spenton rent. This HNA
uses two bedroom homes in the main report tables to illustrate affordability of this tenure. These homes are a good
proxy for affordability inthis tenure as they are typically the most numerous property size.

Table A-1: Social rent levels (£)

Average

Social Rent £90.22 £103.43 £113.29 £138.01 £107.36
perweek

Annual
average
Income
needed

£4,691 £5,378 £5,891 £7,177 £5,583

£18,766 £21,513 £23,564 £28,706 £22,331

Source: Homes England, AECOM Calculations

i) Affordable rent

Affordablerentis controlled atno more than 80% ofthe local market rent. However, registered providers who own and
manage affordable rented housing may also apply a cap to the rentto ensure that it is affordable to those on housing
benefit (where under Universal Creditthe total received in all benefits to working age households is £20,000). Even an
80% discount on the market rent may not be sufficient to ensure that households can afford it, particularly when they
are dependenton benefits. Registered Providersin some areas have applied caps to larger properties where the higher
rents would make them unaffordable to families under Universal Credit. This may mean that the rents are actually 50-
60% of market levels rather than 80%.

Data on the mostrealistic local affordable rentcostsis obtained fromthe same source as social rentlevels for Wealden
(above). Again it is assumed that no more than 30% ofincome shouldbe spenton rent.

Table A-2: Affordable rent levels (£)

Size 1 bed 2 beds 3 beds 4 beds All

Gross Rent £111.31 £138.87 £163.98 £200.31 £144.98
Annual average £5,788 £7,221 £8,527 £10,416 £7,539
Income needed £23,152 £28,885 £34,108 £41,664 £30,156

Source: Homes England, AECOM Calculations
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li) Intermediate tenures

Intermediate housing includes homes for sale and rent provided at a cost above social rent, but below market levels,
subject to the criteriain the affordable housing definition above. They can include shared equity (shared ownership and
equity loans), other low-costhomes for sale and intermediate rent, but not affordable rented housing.

Discounted Market Homes

In paragraph 64 ofthe NPPF 2019, the Governmentintroduces arecommendationthat “where major housing
developmentis proposed, planning policies and decisions should expectatleast 10% ofthe homes to be available for
affordable home ownership”. The ministerial statementintroducing First Homes confirms that 25% of all Affordable
Housing should be FirstHomes — the Government’s new flagship discounted market sale product. When the NPPF is
nextupdated, it is expected that the 10% requirement referenced above may be replaced by the FirstHomes
requirement.

Whether to treat discounted market sale homes as affordable housingornotdependson whether discountingthe
asking price of new build homes of a size and type suitable to firsttime buyers would bring them within reach of
people currently unable to access market housing for purchase.

Applyingadiscountof30% — the minimum level for First Homes— provides an approximate selling price of £269,500
(30% discounton median average prices of £385,000). Allowing for a10% depositfurther reduces the value ofthe
property to £242,550. Thisis belowthe cap on FirstHomes (£250,000 after the discountis applied, outside of Greater
London). Theincomethreshold ata loan to incomeratio of 3.5 is £69,300. This is below theincome cap for
purchasers of First Homes (£80,000 outside of Greater London).

Developers are entitled to pricethese homes in relation to new build prices of equivalent (likely entry -level) properties.
When new build prices are discounted by 30% they may notoffer any discounton existing entry level prices.

Shared ownership

Shared ownership involves the purchaser buying an initial sharein a property typically of between 25% and 75%, but
now lowered to a minimum of 10%, and paying renton the shareretained by the provider. Shared own ershipis flexible
in two respects, in the sharewhich can be purchased and in the rental payable on the share retained by the provider.
Both of these are variable. The share owned by the leaseholder can be varied by 'staircasing’. Generally, staircasing
will be upward, thereby increasing the share owned over time.

In exceptional circumstances (for example, as aresult of financial difficulties, and where the alternative is repossession),
and at the discretion ofthe provider, shared owners may staircase d own, thereby reducing the share they own. Shared
equity is available to first-time buyers, people who have owned ahome previously and council and housing association
tenants with a good creditrating whose annual household income does notexceed £80,000.

To determine the affordability of shared ownership, calculations are based on the median house price of £710,000%
The depositavailable to the prospective purchaseris assumed to be 10% ofthe value of the dwelling, and the standard
loan to incomeratio of 3.5 is used to calculate theincome required to obtain amortgage. Theincome required to cover
the rental component of the dwelling is based on the assumption that a household spends no more than 30% of the
incomeon rent(as for theincomethreshold for the private rental sector).

A 25% equity share of £710,000 is £177,500, fromwhich a10% depositof£17,750 is deducted. The mortgage value of
£159,750 (£177,500- £17,750) isthen divided by 3.5. To secure a mortgage of £159,750, an annual income of £45,643
(£45,643/3.5) is therefore needed. In addition to mortgage costs, rent is charged on the remaining 75% shared
ownership equity, i.e. the unsold value of £532,500. An ongoing annual rentequivalentto 2.5% ofthe value ofthe unsold
equity is assumed, which is £13,313 and requires an income of £44,375 (multiplied by 3.33 so that no more than 30%
of incomeis spenton rent). Therefore, an income of around £90,018 (£45,643 + £44,375) is required to afford a 25%
shared equity purchase of an entry-level home. The same calculations were undertaken for equity shares of50% and
75%, producingincome thresholds of £120,869 and £151,720 respectively.

# |tis important to note that current shared ownership models are only available for new build homes, which are assumed to cost more
than this average taken from all open market housing, which also includes property re-sale.
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Appendix B : Housing Needs Assessment Glossary
Adoption

This refers to the final confirmation of alocal plan by a local planning authority.
Affordability

Theterms ‘affordability’ and ‘affordable housing’ have different meanings. ‘Affordability’ is a measure of whether housing may
be afforded by certain groups of households. ‘Affordable housing’ refers to particular products outside the main housing
market.

Affordability Ratio

Assessing affordability involves comparing housing costs against the ability to pay. The ratio between lower quartile house
prices and the lower quartileincome or earnings can be used to assess the relative affordability of housing. The Ministry for
Housing, Community and Local Governments publishes quarterly the ratio of lower quartile house price to lower quartile
earnings by local authority (LQAR) as well as median house priceto median earnings by local authority (MAR) e.g. income
= £25,000, house price =£200,000. House price:income ratio =£200,000/£25,000 = 8, (thehouse priceis 8timesincome).

Affordable Housing (NPPF Definition)

Housing for sale or rent, for those whose needs are not met by the market (including housing that provides a subsidised route
to home ownershipand/oris for essential localworkers); and which complies with one or more of the following definitions:

a) Affordable housing for rent: meets all of the following conditions: (a) the rent is set in accord ance with the Governments
rent policy for Social Rentor Affordable Rent, or is at least 20% below local market rents (including service charges where
applicable); (b) the landlordis a registered provider, exceptwhereitisincluded as part ofa Build to Rent scheme (in which
case the landlordneed notbe a registered provider); and (c) itincludes provisionsto remain at an affordable price for future
eligible households, or for the subsidy to be recycled for alternative affordable housing provision. Fo r Build to Rentschemes
affordable housing for rentis expected to be the normal form of affordable housing provision (and, in this context, is known
as Affordable Private Rent).

b) Discounted market sales housing: isthatsold atadiscount of atleast 20% below local market value. Eligibility is determined
with regard to localincomes and local house prices. Provisions should be in placeto ensure housing remains ata discount
for future eligible households.

c) Other affordable routes to home ownership:is housing provided for sale that provides aroute to ownership for those who
could not achieve home ownership through the market. It includes shared ownership, relevant equity loans, other low-cost
homes for sale (at a price equivalentto at least 20% below local market value) and rent to buy (which includes aperiod of
intermediate rent). Where public grant funding is provided, there should be provisions forthe homes to remain at an affordable
price for future eligible households, or for any receiptsto berecycled for alternative affordable housing provision, or refunded
to Governmentortherelevantauthority specified in the funding agreement.

Affordable rented housing

Rented housing let by registered providers of social housing to households who are eligible for social rented housing.
Affordable Rent is notsubject to the national rentregime but is subject to other rent controls thatrequirea rent of nomore
than 80% ofthe local marketrent (including service charges, where applicable). The national rentregime is the regime under
which the social rents of tenants of social housing are set, with particular reference to the Guide to Social Rent Reforms
(March 2001) and the Rent Influencing Regime Guidance (October 2001). Local market rents are calculated using the Royal
Institution for Chartered Surveyors (RICS) approved valuation methods?*,

Age-Restricted General Market Housing

Atypeofhousingwhich isgenerallyfor people aged 55 and over andthe active elderly. [tmay include some shared amenities
such as communal gardens butdoes notinclude supportor care services.

* The Tenant Services Authority has issued an explanatory note on these methods at
http://www.communities.gov.uk/documents/planningandbuilding/pdf/1918430.pdf
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Annual Monitoring Report

A reportsubmitted to the Governmentby local planning authorities assessing progresswith and the effectiveness ofa Local
Development Framework.

Basic Conditions

The Basic Conditionsare the legal tests that are considered atthe examination stage of neighbourhood development plans.
They need to be met before a plan can progressto referendum.

Backlog need

The backlog need constitutes those households who are eligible for Affordable Housing, on accountof homelessness, over-
crowding, concealmentor affordability, butwho are yet to be offered a home suited to their needs.

Bedroom Standard®

The bedroom standard is a measure of occupancy (whether a property is overcrowded or under-occupied, based on the
number of bedrooms in a property and the type of household in residence). The Census overcrowding data is based on
occupancy rating (overcrowding by number of rooms not including bathrooms and hallways). This tends to produce higher
levels of overcrowding/under occupation. Adetailed definition ofthe standardis givenin the Glossary ofthe EHS Household
Report.

Co-living

Co-living denotes people who do not have family ties sharing either a self-contained dwelling (i.e., a 'house share') or new
development akin to student housing in which people have a bedroom and bathroom to themselves, but share living and
kitchen space with others. In co-living schemes each individual representsaseparate 'household'.

Community Led Housing/Community Land Trusts

Housing development, provision and management that is led by the community is very often driven by a need to secure
affordable housingforlocal peoplein the beliefthathousing that comes through the planning system may be neither the right
tenure or price-point to be attractive or affordable to local people. The principle forms of community-led models include
cooperatives, co-housing communities, self-help housing, community self-build housing, collective custom-build housing, and
community land trusts. By bringing forward development which is owned by the community, the community is able to set
rents and/or mortgage payments at a rate that it feels is appropriate. The Governmenthas a range of support programmes
for peopleinterested in bringing forward community led housing.

Community Right to Build Order?®

A community rightto build order is a special kind of neighbourhood developmentorder, granting planning permission for small
community development schemes, such as housing or new community facilities. Local community organisations that meet
certain requirements or parish/town councils are able to prepare community rightto build orders.

Concealed Families (Census definition)?’

The 2011 Census defined aconcealed family as one with young adults living with a partner and/or child/children inthe same
household as their parents, older couples living with an adult child and their family or unrelated families sharing a household.
A single personcannotbe a concealed family; therefore one elderly parentliving with their adultchild and family or an adult
child returning to the parental home is nota concealed family; the latter are reported in an ONS analysis on increasing
numbers ofyoung adults living with parents.

Equity Loans/Shared Equity

An equity loan which acts as asecond charge on aproperty. Forexample, ahousehold buys a £200,000 property with a 10%
equity loan (£20,000). They pay a small amount for the loan and when the property is sold e.g. for £250,000 the lender

% gee https://www.gov.uk/government/statistics/english-housing-survey-2011-t0-2012-household-report

% gee https://www.gov.uk/guidance/national-planning-policy-framework/annex-2-glossary
7 See http://webarchive.nationalarchives.gov.uk/20160107160832/http://www.ons.qov.uk/ons/dcpl 71776 350282.pdf
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receives 10% of the sale cost (£25,000). Some equity loans were available for the purchase of existing stock. The current
scheme is to assistpeople to buy new build.

Extra Care Housing or Housing-With-Care

Housing which usually consists of purpose-built or adapted flats or bungalows with a medium to high level of care available
ifrequired, through an onsite care agency registered through the Care Quality Commission (CQC). Residentsare able to live
independently with 24 hour access to support services and staff, and meals are also available. There are often extensive
communal areas, such as space to socialise or a wellbeing centre. In some cases, these developments are included in
retirement communities or villages - theintentionis for residentsto benefitfromvarying levels of care as time progresses.

Fair Share

'Fair share' is an approach to determining housing need within a given geographical area based on a proportional split
accordingto the size of the area, the number of homes in it, orits population.

First Homes

The Governmentis consulting on the introduction of First Homes as a new form of discounted market homes which will
provided adiscountof at least 30% on the price ofnew homes. Theintention is thatthese homes are available to first time
buyers as a priority but other households will be eligible depending on agreed criteria. New developments are likely to be
required to provide 25% of Affordable Housing as FirstHomes.

Habitable Rooms
The number of habitable roomsin a homeis the total number ofrooms, excluding bathrooms, toilets and halls.
Household Reference Person (HRP)

TheconceptofaHousehold Reference Person (HRP) was introduced inthe 2001 Census (in common with other government
surveys in 2001/2) to replacethetraditional conceptofthe head ofthe household. HRPs provide an individual person within
a household to act as a reference point for producing further derived statistics and for characterising a whole household
accordingto characteristicsofthe chosen reference person.

Housing Market Area

A housing market area is a geographical area defined by household demand and preferences for all types of housing,
reflecting the key functional linkages between places where peoplelive and work. It mightbe the case that housing market
areas overlap.

Theextentofthe housing market areas identified will vary, and many will in practice cutacross variouslocal planning auth ority
administrative boundaries. Local planning authorities should work with all the other constituent authorities under the duty to
cooperate.

Housing Needs

There is no official definition of housing need in either the National Planning Policy Framework or the National Planning
Practice Guidance. Clearly, individuals have their own housing needs. The process of understanding housing needs at a
populationscaleis undertaken viathe preparation of a Strategic Housing Market Assessment (see below).

Housing Needs Assessment
A Housing Needs Assessment (HNA) is an assessmentof housing needsatthe Neighbourhood Arealevel.
Housing Products

Housing products simply refers to differenttypes ofhousing as they are produced by developers of various kinds (including
councils and housing associations). Housing products usually refers to specific tenures and types of new build housing.

Housing Size (Census Definition)

Housing size can bereferred to eitherin terms ofthe number of bedrooms in ahome (abedroomis defined as any roomthat
was intended to be used as a bedroomwhen the property was built, any rooms permanently converted for use as bedrooms);
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orin terms ofthe number of rooms, excluding bathrooms, toilets hallsor landings, or rooms that can only be used for storage.
All otherrooms, for example, kitchens, living rooms, bedrooms, utility rooms, studies and conservatories are counted. Iftwo
rooms have been converted into onethey are counted as oneroom. Rooms shared between more than one household, for
example a shared kitchen, are notcounted.

Housing Type (Census Definition)

This refers to thetype of accommodation used or available for use by an individual household (i.e. detached, semi-detached,
terraced including end ofterraced, and flats). Flats are broken down into those in apurpose-builtblock offlats, in parts of a
converted or shared house, orin acommercial building.

Housing Tenure (Census Definition)

Tenure provides information about whether a household rents or owns the accommodation that it occupies and, if rented,
combines this with information aboutthe type of landlord who owns or manages the accommodation.

Income Threshold

Incomethresholds are derived as a resultof the annualisation ofthe monthly rental costand then asserting this cost should
notexceed 35% ofannual householdincome.

Intercensal Period
This means the period between the lasttwo Censuses,i.e. between years 2001 and 2011.
Intermediate Housing

Intermediate housingis homes for sale and rent provided ata costabove social rent, but below market levels subject to the
criteria in the Affordable Housing definition above. These can include shared equity (shared ownership and equity loans),
otherlow-costhomes for sale and intermediate rent, but notaffordable rented housing. Homes that do not meet the above
definition of affordable housing, such as ‘low-cost market’ housing, may notbe considered as affordable housing for planning
purposes.

Life Stage modelling

Life Stage modelling is forecasting need for dwellings of different sizes by the end ofthe Plan period on the basis of changes
in thedistribution of household types and key age brackets (life stages) withinthe NA. Given the shared behavioural patterns
associated with these metrics, they provide ahelpful way of understanding and predicting future community need. This data
isnotavailable at neighbourhood level so LPAlevel data is employed on the basis of the NAfalling within its defined Housing
Market Area.

Life-time Homes

Dwellings constructed to make them more flexible, convenient adaptable and accessible than most‘normal’ houses, usually
according to the Lifetime Homes Standard, 16 design criteria that can be applied to new homes at minimal cost
http ://www.lifetimehomes.org.uk/.

Life-time Neighbourhoods

Lifetime neighbourhoods extend the principles of Lifetime Homes into the wider neighbourhood to en sure the public realm is
designed in such away to be as inclusive as possible and designed to address the needs of older people, for example
providing more greenery and more walkable, better connected places.

Local Development Order

An Order made by alocal planning authority (under the Town and Country Planning Act 1990) that grants planning permission
for a specific developmentproposal or classes of development.

Local Enterprise Partnership

A body, designated by the Secretary of State for Communities and Local Government, established for the purpose of creating
orimprovingthe conditions for economic growth in an area.
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Local housing need (NPPF definition)

The number of homes identified as being needed through the application ofthe standard method seto utin national planning
guidance (or, in the context of preparing strategic policies only, this may be calculated using ajustified alternative approach
as providedforin paragraph 60 ofthis Framework).

Local Planning Authority

The public authority whose duty it is to carry out specific planning functions for a particular area. All references to local
planning authority apply to the District Council, London Borough Council, County Council, Broads Authority, National Park
Authority orthe Greater London Authority, to the extentappropriate to their responsibilities.

Local Plan

Thisisthe plan for the future developmentofthelocal area, drawn up by the local planning authority in consultation with the
community. In law this is described as the development plan documents adopted under the Planning and Compulsory
Purchase Act 2004. Current core strategies or other planning policies form part of the Local Plan and are known as
‘Development Plan Documents’ (DPDs).

Lower Quartile

The bottom 25% value, i.e. ofall the properties sold, 25% were cheaper than this value and 75% were more expensive. The
lower quartile priceis used as an entry level priceand is the recommended level used to evaluate affordability; for example
for first time buyers.

Lower Quartile Affordability Ratio

The Lower Quartile Affordability Ratio reflects the relationship between Lower Quartile Household Incomes and Lower
Quartile House Prices, and is a key indicatorof affordability of market housing for people on relatively lowincomes.

Market Housing

Market housing is housing whichis built by developers (which may be private companies or housing associations, or Private
Registered Providers), for the purposes of sale (or rent) on the open market.

Mean (Average)

The mean or the average is, mathematically, the sum of all values divided by the total number of values. This is the more
commonly used “average” measure as it includes all values, unlike the median.

Median

The middle value, i.e. of all the properties sold, half were cheaper and half were more expensive. Thisis sometimes used
instead ofthe mean average as itis notsubjectto skew by very large or very small statistical outliers.

Median Affordability Ratio

The Lower Quartile Affordability Ratio reflects the relationship between Median Household Incomes and Median House
Prices, and is a key indicator of affordability of market housing for people on middle-range incomes.

Mortgage Ratio

The mortgage ratio is the ratio of mortgage value to income which is typically deemed acceptable by banks. Approximately
75% of all mortgage lending ratios fell below 4 in recentyears 8, i.e. the total value ofthe mortgage was less than 4 times the
annual income ofthe person who was granted the mortgage.

Neighbourhood Development Order (NDO)

An NDO will grant planning permission for a particular type of developmentin a particular area. This could be either a
particular development, or a particular class of development (for example retail or housing). Anumber of types of development

% See https://www.which.co.uk/news/201 7/08/how-your-income-affects-your-mortgage-chances/
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will be excluded from NDOs, however. These are minerals and waste development, types of development that, regardless of
scale, always need Environmental Impact Assessment, and Nationally Significant Infrastructure Projects.

Neighbourhood plan

A plan prepared by a Parish or Town Council or Neighbourhood Forumfor a particular neighbourhood area (made under the
Planning and Compulsory Purchase Act 2004).

Older People

People over retirement age, including the active, newly-retired through to the very frail elderly, whose housing needs can
encompass accessible, adaptable general needs housing forthose looking to downsize from family housing and the full range
of retirementand specialised housing for those with supportor care needs.

Output Area/Lower Super Output Area/Middle Super Output Area

An output area is the lowestlevel of geography for publishing statistics, and is the core geography fromwhich statistics for
other geographies are built. Output areas were created for England and Wales from the 2001 Census data, by grouping a
number of households and populations together so that each outputarea's population is roughly the same. 175,434 output
areas were created fromthe 2001 Census data, each containingaminimum of 100 persons with an average of 300 persons.
Lower Super Output Areas consistofhigher geographies of between 1,000-1,500 persons (made up ofanumber ofindividual
Output Areas) and Middle Super Output Areas are higher than this, containing between 5,000 and 7,200 people,and made
up ofindividual Lower Layer Super Output Areas. Some statistics are only available down to Middle Layer Super Output Area
level, meaning that they are notavailable forindividual Output Areas or parishes.

Overcrowding

There is no single agreed definition of overcrowding, however, utilising the Government’s bedroom standard, overcrowding
is deemed to be in households where there is more than one person in the household per room (excluding kitchens,
bathrooms, halls and storage areas). As such, a home with one bedroom and one living room and one kitchen would be
deemed overcrowdedifthree adults were living there.

Planning Condition

A condition imposed on agrantof planning permission (in accordance with the Town and Country Planning Act 1990) or a
conditionincludedin aLocal DevelopmentOrder or Neighbourhood Development Order.

Planning Obligation

A legally enforceable obligation entered into under section 106 of the Town and Country Planning Act 1990 to mitigate the
impacts of a developmentproposal.

Purchase Threshold

Purchase thresholdsare calculated by netting 10% off the entry house price to reflect purchase deposit. The resulting costis
divided by 4 to reflectthe standard householdincome requirementto access mortgage pro ducts.

Proportionate and Robust Evidence

Proportionate and robustevidence is evidence which is deemed appropriatein scale, scope and depth for the purposes of
neighbourhood planning, sufficient so as to meetthe Basic Conditions, as well as robusten ough to withstand legal challenge.
It is referred to a number of times in the PPG and its definition and interpretation relies on the judgement of professionals
such as Neighbourhood Plan Examiners.

Private Rented

The Census tenure private rented includes a range of different living situations in practice, such as private rented/ other
including households living “rent free”. Around 20% of the private rented sector are in this category, which willhave includ ed
some benefit claimants whose housing benefit at the time was paid directly to their landlord. This could mean people whose
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rentis paid by theiremployer, includingsome peoplein the armed forces. Some housing association tenants may also have
been counted as living in the private rented sector because of confusion aboutwhata housing associationis.

Retirement Living or Sheltered Housing

Housing for older people which usually consists of purpose-built flats or bungalows with limited communal facilities such as
a lounge, laundry room and guest room. It does not generally provide care services, but provides some support to enable
residents to liveindependently. This can include 24 hour on-site assistance (alarm) and awarden or house manager.

Residential Care Homes and Nursing Homes

Housing for older people comprising of individual rooms within aresidential building and provide ahigh level of care meeting
all activities ofdaily living. They do notusually include supportservices forindependentliving. Thistype of housing can also
include dementiacare homes.

Rightsizing

Households who wish to move into a property that is a more appropriate size for their needs can be said to be rightsizng.
This is often used to refer to older households who may be livingin large family homes butwhose children have left, and who
intend to rightsize to asmaller dwelling. The popularity ofthistrend is debatable as ties to existing communities and the home
itself may outweigh issues of space. Other factors, including wealth, health, status and family circumstanc e also need to be
taken into consideration, and itshould not be assumed that all older householdsin large dwellings wish to rightsize.

Rural Exception Sites

Small sites used for affordable housing in perpetuity where sites would not normally be used for housing. Rural exception
sites seek to address the needs of the local community by accommodating households who are either currentresidents or
have an existing family or employment connection. Small numbers of market homes may be allowed at the local auth ority’s
discretion, for example where essential to enable the delivery of affordable dwellings without grant funding.

Shared Ownership

Housing where apurchaser partbuys and partrents from a housing association or local authority. Typical purchase share is
between 25% and 75%, and buyers are encouraged to buy the largestshare they can afford. Generally applies to new build
properties, butre-sales occasionally become available. There may be an opportunity to rentatintermediate rent level before
purchasingasharein order to save/increase the depositlevel

Sheltered Housing?®

Sheltered housing (also known as retirement housing) means having your own flat or bungalow in a block, or on a small
estate, where all the other residents are older people (usually over 55). With afew exceptions, all developments (or 'schemes)
provide independent, self-contained homes with theirown frontdoors. There are many differenttypes of scheme, both to rent
and to buy. They usually contain between 15 and 40 properties, and range in size from studio flats (or 'bedsits’) through to 2
and 3 bedroomed. Properties in most schemes are designed to make life a little easier for older people - with features like
raised electric sockets, lowered worktops, walk-in showers, and so on. Some will usually be designed to accommodate
wheelchair users. And they are usually linked to an emergency alarm service (sometimes called 'community alarm service))
to call help ifneeded. Many schemes also have their own 'manager’ or ‘warden’, either living on-site or nearby, whosejobis
to managethe scheme and help arrange any services residents need. Managed schemes willalso usually have some shared
orcommunal facilities such as a lounge for residents to meet, a laundry, aguest flat and a garden.

Strategic Housing Land Availability Assessment

A Strategic Housing Land Availability Assessment (SHLAA) isadocumentprepared by one or more local planning authorities
to establish realistic assumptions about the availability, suitability and the likely economic viability of land to meet the identified
need for housing over the Plan period. SHLAAs are sometimes also called LAAs (Land Availability Assessments) orHELAAs
(Housing and Economic Land Availability Assessments) so as to integrate the need to balance assessed housing and
economic needs as described below.

® see http://www.housingcare.org/jargon-sheltered-housing.aspx
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Strategic Housing Market Assessment (NPPF Definition)

A Strategic Housing Market Assessment (SHMA) is a document prepared by one or morelocal planning authorities to assess
theirhousing needsunder the 2012 version ofthe NPPF, usually across administrative boundaries to encompassthe whole
housing market area. The NPPF makes clear that SHMAs should identify the scale and mix of housing and the range of
tenures the local population is likely to need over the Plan period. Sometimes SHMAs are combined with Economic
Development Needs Assessments to create documents known as HEDNAs (Housing and Economic Development Needs
Assessments).

Specialist Housing for the Elderly

Specialisthousing for the elderly, sometimes known as specialistaccommodation for the elderly, encompasses awide range
ofhousingtypes specifically aimed atolder people, which may often be restricted to thosein certain older age groups (usually
55+ or 65+). This could include residential institutions, sometimes known as care homes, sheltered housing, extra care
housing, retirementhousingand arange of other potential types of housing which has been designed and builtto servethe
needs ofolder people, including often providing care or other additional services. Thishousing can be providedin arange of
tenures (often on a rented or leasehold basis).

Social Rented Housing

Social rented housingis owned by local authorities and private registered providers (as definedin Section 80 ofthe Housing
and Regeneration Act 2008.). Guidelinetargetrents for this tenure are determined through the national rent regime. It may
also be owned by other persons and provided under equivalentrental arrangements to the above, as agreed with the local
authority or with Homes England.°

¥ See http://www.communities.gov.uk/documents/planningandbuilding/doc/1980960.doc#Housing
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