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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 It is a ‘snapshot’ in time and may become superseded by more recent information.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 herein
is inaccurate or out of date, such evidence can be presented to the Qualifying Body at the consultation stage.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 that it can be defended at the Examination stage.
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1.

Executive Summary

Conclusions- Tenure and Affordability

1.

10.

1.1

11.

12.

Reedham is characterised by a relatively high proportion of home ownership (70.3%), as opposed to private and
social renting, when compared to England as a whole. While this could be taken to indicate a housing market where
home ownership is within reach of most people, a more detailed analysis of affordability reveals that this is not the
case.

Overall, houses prices have grown over the past 10 years. The mean price of houses has risen by approximately
65%, with semi-detached homes experiencing moderately greater price rises than other types.

Private renting is comparatively uncommon in Reedham, despite rising significantly between 2001 and 2011 (as did
shared ownership and social rent, from a low base).

Given that social rent is the only secure tenure within reach of dual-earning households on lower quartile incomes
(though some may access private rented dwellings through housing benefit), a lack of social or affordable rented
dwellings is the principle affordability challenge for Reedham residents.

To ensure that other households on lower than average incomes can afford to continue living in Reedham and that the
high number of overcrowded households can have the opportunity to form their own independent households, it will
also be important to increase the quantity of affordable routes to home ownership — especially if reforms to welfare
including housing benefit are implemented in the coming years.

Affordable Housing is typically provided and made financially viable by Borough-wide planning policies that require it
to be included at a set proportion of larger market housing developments. This policy expectation in Reedham,
expressed in Reedham’s adopted Joint Core Strategy is that 40% of new housing on developments should be
affordable.

If the indicative figure of 50-60 dwellings proposed for Reedham are delivered, approximately 20 affordable homes
can be expected to come forward on the basis of that policy requirement. It is estimated that Reedham households
will require 15 affordable rented dwellings and 50 affordable home ownership dwellings over the Plan period. It is clear
that expected delivery of around 20 affordable homes will not be enough to provide both 15 affordable rented homes
and 50 affordable home ownership units. This is true even if 88 dwellings were built over the Plan period.

Since the level of expected delivery is not sufficient to meet local need as evidenced in this HNA, it is critical that the
40% housing delivery requirement is met wherever possible in Reedham. Should the community wish to further boost
the supply of Affordable Housing there are other routes available to providing it. For example, using community
development orders, identifying exception sites or developing community land trusts are all tried and tested ways of
increasing the supply of affordable housing above the minima indicated by Local Plan policy.

In order to ensure that the most urgent forms of housing need in Reedham are satisfied (i.e. the need for affordable
rented housing from those on the lowest incomes), it is recommended that approximately 60% of affordable housing
be offered as social or affordable rent, with the emphasis on social rent, and the remaining 40% delivered as
affordable routes to home ownership, with the emphasis on shared ownership (which is more affordable than
discounted market housing). This tenure split is in line with Broadlands policy guidance.

The need to improve affordability in Reedham across all tenures aligns with the findings in relation to the type and size
of homes — that new residential development should ensure a substantial proportion of smaller dwellings. Increasing
the proportion of smaller homes and more affordable types (as above) should help to rebalance the housing stock in
favour of options that are both suitable to the population profile as it evolves over time and that will combat growing
affordability challenges.

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
desirable in the NA or on any particular site. These include the characteristics of the 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.

Reedham’s stock of existing housing is characterised by significantly higher proportions of detached houses and
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13.

14.

15.

16.

17.

18.

19.

homes with 3 bedrooms which is similar to Reedham and the rest of the UK. In addition, Reedham has no 1 bedroom
units and a lack of two bedroom units.

Detached housing represents a higher proportion of all housing in Reedham compared to the situation across England
as a whole. 46.4% of houses within Reedham are detached compared to 22.4% in England.

The age profile of the Reedham population is broadly similar to that of the wider Borough, except for a substantially
higher share of the population aged 45-84 — a group that is likely to reach retirement age over the Plan period to 2034
and will become a source of demand for housing, whether they intend to occupy the same dwellings they currently live
in, or perhaps move within the community to a home better suited to the size of their household or their evolving
needs. In addition, the younger age brackets, particularly children aged 0-15 and 16-24 year olds have also increased.
This suggests that more families are able to move to the area’s sufficient provision of suitable dwellings (2-4 bedroom
homes).

Seen in the context of Reedham’s comparatively large stock of dwellings, trends towards older households and young
families may warrant a Neighbourhood Plan policy intervention to restrict the future supply of very large dwellings to
some extent. Therefore, it may be beneficial also to encourage the provision of mid-sized housing suitable for this
demand segment.

The results of a life-stage modelling exercise, which looks at the sizes of dwelling occupied by different age groups
and projects the growth and decline of those age groups over the Plan period in order to understand what should be
built, corroborates this finding. The recommended size mix of new housing focuses on dwellings of 1 to 3 bedrooms,
and suggests that no further large dwellings are needed.

This model, however, operates on the assumption that households can and will wish to move freely around the stock
of existing housing, which is not a realistic prospect. It is natural, then, that demand should continue for some larger
dwellings. The provision of larger homes should not be inhibited entirely (though some of that demand will be met by
natural churn within the market), but to the extent that the Reedham Parish Council wish to influence the size mix of
housing coming forward, smaller homes should be the priority.

In the Tenure and Affordability chapter analysis, it was found that market housing for sale (as opposed to market
housing for rent and all types of Affordable Housing) is increasingly unaffordable and that those on the lowest incomes
are unable to afford to live outside of the affordable rented sector. While Affordable Housing should be well balanced
in terms of size to cater for all circumstances, the provision of smaller homes for sale and rent, as advised here,
should make an important contribution to improving affordability more widely. If older households wishing to rightsize
and younger ones seeking to form their own independent households are to be able to afford to live in Reedham,
increasing the provision of small and mid-size homes and, in so doing, rebalancing the housing stock away from very
large housing, will be key.

In terms of the types of dwellings required, the current predominance of detached dwellings, compared with national
trends, suggests that there may be some unmet demand for the rarer and generally more affordable dwelling types,
such as terraced homes and particularly flats. The size recommendation for smaller homes would align with this. This
might also include the delivery of bungalows in order to meet the needs of some older households and to reflect the
fact that other smaller dwelling types, such as apartments, may not in practice be popular market propositions in a
rural area like Reedham.
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2.

21

20.

21.

22.

23.

24.
25.

Context

Local context

Reedham is a Neighbourhood Plan area located in Broadland, Norfolk. The Neighbourhood Area (NA) boundary
aligns with that of the parish, comprising the village of Reedham and surrounding countryside. The NA was
designated in April 2019.

The proposed Neighbourhood Plan period starts in 2020 and extends to 2036, therefore comprising a planning period
of 16 years.

The NA is located at the southwestern edge of the Broadland Authority Boundary, and half of the NA is also within
Broads Authority Boundary. Reedham is 12 miles east of the city of Norwich, 7.5 miles south-west of the town of
Great Yarmouth and 7.5 miles north -west of the Suffolk town of Lowestoft. Reedham is situated on the north bank of
the River Yare. The nearest main road is the A47 which is approximately 5.5 miles north of Reedham, while small
roads connect Reedham to the nearby villages of Cantley, Freethorpe and Halvergate. The NA has good rail links as
Reedham has its own train station (Reedham, Norfolk) which has direct trains to Norwich and Lowestoft.

For Census purposes, the Neighbourhood Plan area is made up, like the rest of England, of statistical units called
Output Areas (OAs). The Plan area equates to the following three OAs, which have been used throughout as a
statistical proxy for the NA boundary and which can be interrogated for data from both the 2001 and the 2011
Censuses:

. E00134856 (33UCHE0007)

e  E00134857 (33UCHE0008)

. E00134858 (33UCHE0009)
The statistics show that in the 2011 Census the Neighbourhood Plan area had a total of 1,207 residents.
A map of the Plan area appears below in Figure 2.1.

Figure 2-1: Map of the Reedham Neighbourhood Plan area*

iy i - i
<_, = adl?‘?"%D - =1
8 Reedham Parish Boundary /
Proposed Neighbourhood Area

|:| Broads Authority Boundary

Source: Broadland District Council

' Available at https://www.broadland.gov.uk/downloads/file/5213/reedham_neighbourhood area map
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26. The neighbourhood planners are interested in exploring the need for Affordable Housing for sale and are therefore
eligible for support under the Affordable Housing for sale element of the Neighbourhood Planning Technical Support
programme. Analysis and commentary on this issue has been provided where relevant and possible in the HNA.

2.2 Planning policy context

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

28. In the case of Reedham, the relevant local planning context is as follows:

. Joint Core Strategy DPD (Broadland, Norwich and South Norfolk) adopted 2011, amendments adopted
January 20144

. Development Management DPD (2015)°
e  Site Allocations DPD (May 2016)®

. Growth Triangle Area Action Plan”

e Neighbourhood Plan®

29. In addition, Broadland District Council, Norwich City Council and South Norfolk Council are working together with
Norfolk County Council to prepare the Greater Norwich Local Plan (GNLP). The Greater Norwich Local Plan will build
on the long-established joint working arrangements for Greater Norwich, which have delivered the current Joint Core
Strategy (JCS) for the area. Greater Norwich have released a draft version of the Local Plan, along with other relevant
documents which are detailed below®.

2.2.1  Policies in the Joint Core Strategy DPD'

Table 2-2: Summary of Broadland adopted policies having relevance to Reedham Neighbourhood Plan
Housing Needs Assessment

Policy Provisions

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

3 However, this does not affect the potential for the evidence base underpinning the emerging local plan to inform or form part of the
evidence base for the neighbourhood plan.

4 Available at https://www.broadland.gov.uk/downloads/file/1310/joint_core strateqy adopted document 2014

5 Available at https://www.broadland.gov.uk/downloads/file/1118/development management dpd adopted

6 Available at https://www.broadland.gov.uk/downloads/file/1308/site_allocations dpd adopted 2016

7 Available at https://www.broadland.gov.uk/downloads/file/1143/growth_triangle _area_action plan_adopted july 2016

8 Available at https://www.broadland.gov.uk/info/200164/neighbourhood plans/403/areas with adopted neighbourhood plans

9 Available at http://www.greaternorwichgrowth.org.uk/planning/greater-norwich-local-plan/ and_https://gnlp.oc2.uk/readdoc/42/3#d8908

© Note that only those policies considered relevant to this Housing Needs Assessment have been reviewed, and that 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
https://www.broadland.gov.uk/downloads/file/1310/joint_core_strategy_adopted_document_2014
https://www.broadland.gov.uk/downloads/file/1118/development_management_dpd_adopted
https://www.broadland.gov.uk/downloads/file/1308/site_allocations_dpd_adopted_2016
https://www.broadland.gov.uk/downloads/file/1143/growth_triangle_area_action_plan_adopted_july_2016
https://www.broadland.gov.uk/info/200164/neighbourhood_plans/403/areas_with_adopted_neighbourhood_plans
http://www.greaternorwichgrowth.org.uk/planning/greater-norwich-local-plan/
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Policy

Provisions

Policy 4: Housing
delivery

Allocations will be made to ensure at least 36,820 new homes can be delivered between 2008
and 2026.

Housing mix: Proposals for housing will be required to contribute to the mix of housing required to
provide balanced communities and meet the needs of the area, as set out in the most up to date
study of housing need and/or Housing Market Assessment.

Affordable Housing: A proportion of affordable housing, including an appropriate tenure mix, will
be sought on all sites for 5 or more dwellings (or 0.2 hectares or more). The proportion of
affordable housing and mix of tenure sought will be based on the most up to date needs
assessment for the plan area. At the adoption of this strategy the target proportion to meet the
demonstrated housing need is:

e on sites for 5-9 dwellings (or 0.2 — 0.4 ha), 20% with tenure to be agreed on a site by site
basis (numbers rounded, upwards from 0.5)

e on sites for 10-15 dwellings (or 0.4 — 0.6 ha), 30% with tenure to be agreed on a site by site
basis (numbers rounded, upwards from 0.5)

e on sites for 16 dwellings or more (or over 0.6 ha) 33% with approximate 85% social rented
and 15% intermediate tenures (numbers rounded, upwards from 0.5)

The proportion of affordable housing sought may be reduced and the balance of tenures
amended where it can be demonstrated that site characteristics, including infrastructure
provision, together with the requirement for affordable housing would render the site unviable in
prevailing market conditions, taking account of the availability of public subsidy to support
affordable housing.

At appropriate settlements, sites that would not normally be released for housing will be
considered for schemes that specifically meet an identified local need for affordable homes. Such
schemes must ensure that the properties are made available in perpetuity for this purpose

Housing with care: Mixed tenure housing with care will be required as part of overall provision in
highly accessible locations.

Policy 15: Service
Villages

Reedham is classified as a Service Village. In each Service Village land will be allocated for
small-scale housing development subject to form and character considerations. Small-scale
employment or service development appropriate to the scale and needs of the village and its
immediate surroundings will be encouraged. Existing local shops and services will be protected.

Source: Broadland District Council

2.2.2  Policies in the Development Management DPD!

Table 2-3: Summary of Broadland adopted policies having relevance to Reedham Neighbourhood Plan
Housing Needs Assessment

Policy

Provisions

Policy CG2: Location of
new development

New development will be accommodated within the settlement limits defined on the policies map.
Outside of these limits development which does not result in any significant adverse impact will
be permitted where it accords with a specific allocation and/or policy of the development plan.

Policy GC4 — Design

Development will be expected to achieve a high standard of design and avoid any significant
detrimental impact. Schemes which are of an innovative nature or which reduce reliance on
centralised, non-renewable energy sources will be particularly encouraged.

Source: Broadland District Council

" Note that only those policies considered relevant to this Housing Needs Assessment have been reviewed, and that 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.



AECOM 12
Reedham Neighbourhood Plan Housing Needs Assessment

2.2.3 Policies in the Site Allocations DPD'2

Table 2-4 Summary of Broadland adopted policies having relevance to Reedham Neighbourhood Plan
Housing Needs Assessment

Policy Provisions

RED1: Land at Station It will need to comply with relevant policies in the Development Plan and the National Planning
Road, Reedham Policy Framework.

(approx. 0.9Ha)is A mix of housing sizes, types and tenures should be provided to reflect the needs and demands
allocated for residential in the area, including affordable housing.

development. This will - Access (vehicular and pedestrian) off Yare View Close and/or Station Road.

Z;g?g;?:ﬁ;i}i,]s_zo Off-site improvements to the highway network may be necessary which might include the
homes extension of the footway along Station Road which links to the school.

A sustainable drainage system (SUDS) should be provided. However, this is likely to require
further investigation given the low-lying nature of the land and the proximity to an area of flood
risk. It may be that additional land beyond the allocation site is required to accommodate surface
water attenuation devices and/or a reduction in the number of dwellings is necessary. Particular
regard should be had to avoiding impacts on the wetland habitats of the Broads Area.

Adequate landscaping and Green Infrastructure to be provided, in particular to mitigate any
impacts on the setting of and views from the Broads Area.

Design and layout will have regard to the local character of the area.

The site contains a historic environment record and therefore further investigation is likely to be
required in respect of archaeology.

Infrastructure provision: improvements to social and physical infrastructure will need to be
undertaken by the relevant bodies, as appropriate. This is likely to include improvements to
sewerage, highways and recreational provision. Funding towards this may be required of the
developer directly, and/or through the Community Infrastructure Levy paid by the developer.

Source: Broadland District Council

2.2.4  Policies in the Growth Triangle Area Action Plan 20163

Table 2-5 Summary of Broadland adopted policies having relevance to Reedham Neighbourhood Plan
Housing Needs Assessment

Policy Provisions
GT 1: Form of All development proposals should create, or contribute to the creation of, distinct quarters; the
Development characteristics of which should be based upon the principles of mixed-use walkable

neighbourhoods. Developments are expected to provide, or contribute to the provision of,
community services and facilities, as set out in the allocations policies.

Source: Broadland District Council

225 Policies in the Draft Greater Norwich Local Plan

Table 2-6: Summary of Local Plan policies having relevance to Reedham Neighbourhood Plan Housing Needs

Assessment
Policy Provisions
Policy 1: The Sustainable development and inclusive growth are supported by delivery of the following between
Sustainable Growth 2018 and 2038:
Strategy e To meet the need for around 40,550 new homes, sites are committed for a minimum of 44,340

new homes.

2 Note that only those policies considered relevant to this Housing Needs Assessment have been reviewed, and that 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.

'3 Note that only those policies considered relevant to this Housing Needs Assessment have been reviewed, and that 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.
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Policy Provisions

Policy 5: Homes Residential proposals should address the need for homes for all sectors of the community having
regard to the latest housing evidence, including a variety of homes in terms of tenure and cost.
New homes should provide for good quality of life in mixed and inclusive communities and major
development proposals should provide adaptable homes to meet varied and changing needs.
Affordable Housing:
Major residential development proposals and purpose-built student accommodation will provide:

e At least 33% affordable housing on-site across the plan area, except in Norwich City Centre
where the requirement is at least 28%, unless the site is allocated in this plan or a
Neighbourhood Plan for a different percentage of affordable housing;

o Affordable housing on-site except where exceptional circumstances justify off-site provision;

+ A mix of affordable housing sizes, types, and tenures in agreement with the local authority,
taking account of the most-up-to-date local evidence of housing need. This will include 10% of
affordable homes being available for affordable home ownership where this meets local needs;

o Affordable housing of at least equivalent to the market homes on-site.

Policy 7.4: Village Reedham is described in the new Local Plan as a Village Cluster. Village clusters are based on

Clusters primary school catchments, which provide a proxy for social sustainability. Locating this level of
growth in village clusters aims to promote social sustainability by supporting rural life and services.
The provision of several relatively small allocation sites as required by the NPPF means this
approach also has the benefit of supporting small-scale builders, providing choice for the market
and helping to ensure the delivering of housing in popular village locations. The policy also aims to
provide a range of sizes and tenures of new homes to meet needs in village clusters.

Policy 7.4 states that to provide a minimum of 4,024 homes as set out in policy 1 and to support
village services, provide choice for the market and promote delivery of a variety of housing types
and tenures, housing development will be supported in principle on a range of sites within clusters.

Additional sites may be provided in village clusters by:
1. Infill development within settiement boundaries;

2. Affordable housing led development, which may include an element of market housing if
necessary, for viability, up to a maximum of 15 dwellings in total. These sites should be adjacent or
well related to settlement boundaries with good access to services, including safe routes to
schools, subject to other policies of the local plan.

Source: Broadland District Council

2.2.6  Additional information from the new Greater Norwich Local Plan 2020 relating to Reedham’s
housing need

30. Itis considered that as well as existing allocations and windfall development, approximately 50-60 new homes are
appropriate for Reedham, but that the overall expected level of delivery is 68-88 (40-60 Local Plan allocations plus 28
existing commitments).

31. Two sites are identified as preferred options, providing for between 40-60 new homes in the cluster. There are no
carried forward residential allocations but there is a total of 28 additional dwellings with planning permission on small
sites. This gives a total deliverable housing commitment for the cluster of between 68-88 homes between 2018-2038.
The above information shows that Reedham has a target range of 50-60 dwellings, but that 68-88 are expected.

32. All new and carried forward allocations are expected to address standard requirements associated with development.
These vary from place to place, but are likely to include mitigations for flood risk (as well as SUDs), highway
improvements, safeguarding of mineral resources, land remediation, measures to protect the environment,
biodiversity, and the landscape intrusion.
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2.3 Reedham Settlement Map:

Figure 2-2: Reedham Settlement Map
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Table 2-8 New allocations proposed

Policy Address

Description of Site

GNLP1001 Land to East of Station Road,

Reedham (approx. 1.10Ha) is

allocated for residential development.

The site is likely to accommodate 20-
30 homes, 33% of which will be
affordable.

More homes may be accommodated, subject to an acceptable
design and layout as well as infrastructure constraints.

The development will be expected to address the following
specific matters:

e Pedestrian and vehicular access to be via Barn Owl Close.

e Respect, protect and if appropriate enhance the area of Tree
Preservation Order protected trees on the northern side of
development.

e Appropriate enhancement and links to the PROW that is to
the east of the site noting that this could provide a traffic free
route for part of the journey to the school.

e Potential impact of the scheme on the Broads Authority
Executive Area to be considered and addressed as
appropriate.

e The trees/hedgerows surrounding the site will be protected,
enhanced and incorporated into the scheme.

e (This site is preferred for allocation as it has minimal
constraints. However, it is accepted that it is not possible to
provide off-carriageway pedestrian footway for the whole
route to Reedham Primary School. The site can be allocated
subject to vehicular access via adjacent existing Broadland
Local Plan allocation RED1 and footpath connection with

4 http://www.greaternorwichgrowth.org.uk/planning/greater-norwich-local-plan/
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Policy Address Description of Site
Public Rights of Way at the north and east boundaries of the
site.
GNLP3003 Mill Road, Reedham (approx. 1.30Ha) More homes may be accommodated, subject to an acceptable
is allocated for residential design and layout as well as infrastructure constraints.
development. The site is likely to The development will be expected to address the following

accommodate 20-30 homes, 33% of  gpecific matters:

which will be affordable. e Vehicle access via Mill Road with pedestrian only access at

Holly Farm Road;

o Visibility for access is restricted and will need further
investigation as this may require use of third-party land in
order to be achieved;

o Consideration of setting of non-designated heritage asset

e (Part of this site is preferred for allocation due to its immediate
proximity to Reedham Primary School and minimal other
constraints, however, it is accepted that it is not possible to
provide an off-carriageway pedestrian footway to the school.
The site can be allocated subject to vehicular access via Mill
Road and pedestrian only access at Holly Farm Road. The
vehicular access point at Mill Road will require visibility over
the frontage of ‘The Brambles’ to the north which may require
3" party land.)

Source: Greater Norwich Local Plan

2.3.1  Quantity of housing to provide

33. 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.

34. Broadland has fulfilled that requirement by providing Reedham with a definitive figure of 50-60 dwellings to be
accommodated within the Neighbourhood Plan area by the end of the Plan period. An additional 28 homes are
already allocated, therefore, the overall expected level of delivery is 68-88 dwellings.

35. Given that the NPPF requirement has already been fulfilled, the question of how many houses to plan for has been
answered. It is therefore outside the scope of this Housing Needs Assessment. The issue of quantity has been
excluded from the Research Questions (see Chapter 3 below).
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3.

3.1

36.

37.

Approach

Research Questions

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

The RQs relevant to this study, as discussed and agreed with Reedham Parish Council, are set out below.

3.1.1  Tenure and Affordability

38.

39.

The neighbourhood planning group would like to understand the needs of the community for housing of varying
tenures, as well as the relative affordability of those tenures that should be provided to meet local need now and into
the future.

This evidence will allow Reedham to establish the right conditions for new development to come forward that is
affordable, 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 of the 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

40.

41.

The neighbourhood planning group is 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 the types and sizes needed
by the local community. This will help to shape future development so that it better reflects what residents need.

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

3.2.1 Local authority evidence base

42. |t is appropriate for neighbourhood planners to refer to existing needs assessments prepared by the Local Planning
Authority (LPA) as a starting point. As Reedham Neighbourhood Area is located within Broadland’s planning area, we
therefore turned to the relevant Strategic Housing Market Assessment (SHMA), which is known as the Central Norfolk
Strategic Housing Market Assessment (2017).

43. For the purpose of this HNA, data from Broadland’s own evidence base to support their housing policies has been
considered applicable and relevant unless it conflicts with more locally specific and/or more recently-produced
evidence. The housing market evidence draws upon a range of data including population and demographic
projections, housing market transactions, and employment scenarios. As such, it contains a number of points of
relevance when determining housing need within the Neighbourhood Plan area, and has been referenced as
appropriate.

3.2.2 Other relevant data

44. In addition to the Broadland evidence base, we have assessed other evidence to ensure our study is robust for the
purposes of developing policy at the NP level and is locally specific. This includes data from both Census 2001 and
2011, as well as from a wide range of other data sources, including:

. Land Registry data on prices paid for housing within the local market;
. Population and household projections produced by the Office of National Statistics (ONS);

. Information on current property asking prices, for housing for sale or rent, from home.co.uk.
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4. RQ 1: Tenure and Affordability

RQ1: What Affordable Housing (eg social housing, affordable rented, shared ownership, intermediate rented)
and other market tenures should be planned for in the housing mix over the Neighbourhood Plan period?

4.1 Introduction

45. Tenure refers to the legal arrangements in place that enable a household to live in their home; it determines
householder rights and influences the level of payments to be made in return for these rights. Broadly speaking,
tenure falls into two categories, Affordable Housing and Market Housing, depending on whether the household
benefits from a subsidy of some sort to enable them to live in their home.

46. This section will examine the tenure of dwellings in the current stock and recent supply. Then, looking at affordability,
make an assessment on whether continuation of these trends would meet future needs. This section also investigates
whether there are misalignments between the supply of different tenures of housing and local need. Such
misalignments can justify policies that guide new developments to prioritise certain tenures, to bring supply and
demand into better alignment.'®

4.2 Definitions

47. It is necessary at this stage of the study to make clear the distinction between Affordable Housing as planning
terminology and the colloquial meaning of the phrase. In the course of this study, we refer to Affordable Housing,
abbreviated to ‘AH’. AH comprises those forms of housing tenure that fall within the definition of Affordable Housing
set out in the current NPPF: social rent, affordable rent, affordable private rent (brought forward by build to rent
schemes), and forms of AH designed to offer affordable routes to home ownership.'®

48. The definition of Affordable Housing set out in the NPPF makes clear the Government’s commitment to home
ownership (broadening the definition of AH which had previously referred only to social and intermediate housing to
include a range of low-cost housing opportunities for those aspiring to own a home). However, it still recognises the
important role of social, affordable, and private rent tenures for those not currently seeking home ownership.

49. In paragraph 64 of the NPPF, the Government introduces a recommendation that “where major housing development
is proposed, planning policies and decisions should expect at least 10% of the homes to be available for affordable
home ownership”. In line with PPG,'” the assumption should be that a ‘major housing development’ can be defined as
a site of 10 dwellings or more, and that affordable home ownership includes shared ownership homes, and homes
available for discount market sale.

4.3 Current tenure profile

50. In order to set a baseline for the examination of tenure, it is necessary to present a picture of the Neighbourhood Plan
area based on the most recent reliable data. Table 5-1 below presents Census data from 2011; this table shows the
distribution of how households occupy their homes within Reedham, compared to the rest of Broadland and England.

51. At present home ownership is the most popular form of tenure in Reedham, followed by Social Rented and then
Private Rented accommodation. Shared ownership is the least common form of tenure in Reedham. There is currently
a lower proportion of home ownership in Reedham than Broadland, but Reedham’s proportion of social renting is
nearly double that of the wider district.

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

6 NPPF 2019.
7 PPG 031 Reference ID: 23b-031-20161116, available at https://www.gov.uk/quidance/planning-obligations
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52.

4.4

53.

54.

Table 5-1: Tenure (households) in Reedham, 2011

Tenure Reedham Broadland England
Owned; total 70.3% 79.4% 63.3%
Shared ownership 0.8% 0.6% 0.8%
Social rented; total 14.7% 8.6% 17.7%
Private rented; total 12.5% 10.3% 16.8%

Sources: Census 2011, AECOM Calculations

In Table 5-2, we note the changes in tenure during the intercensal period. Over the inter-census period, the number of
those renting privately has increased dramatically by 152%. This could be down to several reasons such as potential
buyers being priced out of home ownership, younger generations seeking the greater flexibility associated with private
rent and an increase in buy-to-let investors. Having said this, social rented units have increased significantly, by 48%,
and home ownership overall has increased significantly compared to the rest of Broadland. This shows that despite
higher prices, home ownership still remains a popular form of tenure in the NA. Shared ownership has not increased
at all, even though it has increased by 23.1% in Broadland and by 30.0% in England. It is possible that this tenure has
not increased in Reedham because of high development cost or because it is mainly popular amongst younger buyers
who tend to live in more urban areas.

Table 5-2: Rates of tenure change in Reedham, 2001-2011

Tenure Reedham Broadland England
Owned; total 13.8% 2.6% -0.6%
Shared ownership 0.0% 23.1% 30.0%
Social rented; total 48.0% 10.3% -0.9%
Private rented; total 152.0% 91.8% 82.4%

Sources: Censuses 2001 and 2011, AECOM Calculations

Affordability by tenure

Having reviewed the tenure of the existing housing stock in Reedham and the findings of the SHMA, this report turns
to assessing future provision over the Neighbourhood Plan period.

In order to understand whether the tenure profile of the current stock reflects the needs of the population currently and
over the Plan period, the starting point is to consider whether this profile provides different market segments access to
dwellings of a suitable type and size, given their household composition.

441 House prices

55.
56.

57.

PPG makes clear that lower-quartile house prices may be used as a benchmark for entry-level home prices.'®

An entry-level dwelling can also be understood as one suitable for a household comprising two or three individuals. In
order to be in conformity with Government guidance on overcrowding, such a home would require three habitable
rooms (i.e. comprise a flat or house with one or two bedrooms). Entry-level properties can therefore also be
understood as one or two-bedroom flats/houses.

Figure 5-1 looks at selected measures of house prices in Reedham. It shows that house prices dramatically rose from
2009 until 2011 where they reached their peak mean of £260,094. Houses prices in 2012-2014 were lower than
previous years, until 2015 when house prices rose again at a more steadily rate. Between 2017 and 2018 house
prices decreased again. Lower quartile price trends roughly follow those of the median and mean. Overall, the mean
price of houses has risen by approximately 65%.

'8 See Paragraph: 021 Reference ID: 2a-021-20190220, available at https://www.gov.uk/guidance/housing-and-economic-development-
needs-assessments
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58.
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Figure 5-1: House prices by quartile in Reedham between 2009 and 2018
Source: Land Registry PPD

Table 5-3 below breaks down house prices by type of house, as recorded by Land Registry Price Paid Data (PPD). It
shows that on average, house prices in the NA have increased by around two-thirds. Semi-detached properties have
seen the largest growth between 2009-2018, increasing by 105.8%, this is followed by detached (83.4%) and terraced
(52.2%) homes. The strong increase in price for semi-detached homes (which may in fact be higher still as the 2018
average price appears to be a low anomaly) indicates that they are the most sought-after house type in the NA. There
is no data on percentage growth for flats as there are relatively few flats in Reedham to be sold (see the Type