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Context

The Housing Development Unit conducted the 2022-2023 Nether Stowey Housing Need
Assessment (HNA). The survey sought to gain an up-to-date insight to the nature and scale
of local housing need across the parish of Nether Stowey.

The HDU offer advice-practical support to a range of organisations at a local rural parish level
through collaboration and discussion with parish council’s, bespoke local rural community
groups, prospective house building developers and contractors, along with providers of
affordable housing (such as housing associations).

Housing need in this context is defined as follows:

¢ Housing need’ can be defined as the need for an individual or household to obtain housing
which is suitable to their circumstances.

e It implies that there are problems or limitations with the household’s current housing
arrangements and that the household is unable to afford or to access suitable
accommodation in the private sector.

e Such problems may be due to housing costs, size, location, layout, state of repair or
security of tenure.

e This need may be immediate or potentially arising soon.

Historically, most responses in any survey of this kind come from:

e People who feel themselves to have some form of unmet housing need.
e Their relatives.

e People involved in some way in community affairs who have an appreciation of the
problems affecting the community, even if they are not in housing need.

e People who feel strongly that there should be no more development in the village.
Introduction - Nether Stowey 2023 Housing Need Assessment

This report offers a snapshot in time insight into the potential immediate housing needs across
the parish of Nether Stowey.

From the outset, it is important to appreciate that establishing the future need for housing is
not an exact science. There is no definitive clinical approach to assessing a person’s future
housing need. At best, it is subjective opinion based on the facts in front of you, knowledge
of housing markets and the professional experience of working in the housing sector over
many years. Words such as potential and possible are frequently used in this report.

Process and Methodology

The 2022-2023 HNA asked local people (who considered themselves to have an unmet housing
need, and who felt that they have a strong local connection with the parish) to provide personal
data by way of an online survey. Help was available to those who needed help to use the
online survey portal.

The HDU sent out letters to all households in Nether Stowey (730 homes) in which people
were asked to reply if they felt they were in housing need, via QR code online survey.

3




Letters were also sent to those applicants who are registered on the housing register system,
the waiting list (Homefinder Somerset — HFS) who were seeking a home in Nether Stowey.

The HDU also held a community consultation session in St. Mary’s Church Centre in the village
for those who required more information and or help with the completing of their HNA form.

The HNA survey requested information about the household, including the current housing
circumstances and current-future housing needs. The personal data provided by respondent
has been assessed individually to ascertain each respondent’s personal need/requirement.

It is important to appreciate that establishing the future need for housing is not exact science.
Words such as potential and possible are frequently used in this report.

When assessing a respondent’s ability to solve their own housing requirements, several basic
assumptions have been made. Factors such as a person’s current living conditions, their
personal needs and future family requirements, the cost and availability of private sector
housing and their financial circumstances have all been factored in.

In terms of accessing homeownership, it has been assumed the purchase price of a home will
not exceed three times their gross annual income plus available deposit (minimum of 15% of
purchase price). In terms of renting, the annual cost of their home (rent and any service
charge) should not exceed 30% of their disposal income.

Respondents who are unable to access the open market (buy or rent) are assessed against
eligibility for affordable rented or intermediate homeownership product. The respondent’s
income, savings and size of family are key factors for assessing their need for affordable
housing. The assessment of affordability looks at household incomes and savings, which are
then measured against property prices, which suit the size and type, whether rented, or home
ownership. Depending on tenure, additional factors are checked that will affect the cost of
acquiring the property.

The HNA was aimed at people who were struggling to find a suitable home in the parish. Put
simply, the HNA sought to identify just how many local people were faced with this challenge
and what new housing might be required for these people.

It is important to note that the HNA was not a survey of local opinion into the future provision
of housing across the parish.

The Housing Need Survey analysis used primary data from the online survey submission, as
well as secondary data from local house prices and income data (web based), Office for
National Statistics (2011) and Homefinder Somerset (Housing Register) information to inform
this report.

The results of the survey will alter with increasing/decreasing values of housing, lenders,
policies, economic climate, and demographic changes in the community as individual’s
situations change. The conclusions provided offer a snapshot in time insight into potential
unmet local housing need in Nether Stowey as of November 2022.

When preparing his Housing Need Survey each respondent’s circumstances were assessed to
determine whether they were firstly IN HOUSING NEED, secondly whether the respondents
can RESOLVE THEIR HOUSING PROBLEM in the prevailing housing market and thirdly what
STRENGTH OF LOCAL CONNECTION the household has with Nether Stowey.

For the purpose of the HNA, a local connection with the parish is the following criteria:

Have lived in the parish for 5 years or more.




Work 16 hours or more a week in the parish.

Have immediate family in the parish (grandparent(s), parent(s), child(ren), or sibling(s)) who
have lived in the parish for 5 years.

Provides or receives care for a family member living in the parish.
Some form of recent previous residence in the parish.
Nether Stowey - Parish Summary

In the affordable housing arena, settlements with a population of less than 3000 are classed
as villages. In Planning terms, Nether Stowey is a designated as a Tier 2 settlement in the
adopted Sedgemoor Local Plan.

A review of sold house prices over the last year in Nether Stowey (Rightmove November 2022)
confirmed an overall average price of £304,475. A four-bedroom property averaged at
£439,190, three-bedroom properties averaged at £303,667, two-bedroom properties
averaged at £236,790. There were no one-bedroom properties sold in 2022 in Nether Stowey
on Rightmove.

Nether Stowey has a parish population of 1,373 and 695 households according to the census,
the difference between the number of letters sent 730 to the census data of 695 will be due
to the census being twelve years old.

Data from the Office for National Statistics (ONS) 2011 Census and other web-based data
sources have been used to inform this report.

Owner Occupation is the dominant tenure across the parish, accounting for 77.7% of all
homes. This is significantly higher than the Sedgemoor district average of 70.3%.

Private Rented accounts for 8.4% of the homes of Nether Stowey.

Affordable Homes accounts for 11.2% of all the total of all the homes across Sedgemoor,
there are a growing number of young adults unable to access the housing ladder and continue
to live with parents or relatives. In rural areas, this is significant due to the affordability gap
where rural house prices tend to be well above average, while rural incomes are below
average. Anecdotally, there is evidence to suggest that some local people have been forced
to leave the village due to their inability to access the local housing market. This adds to the
increasing loss of younger adults and families who often support and contribute towards rural
local communities. The unaffordability and accessibility of housing in Nether Stowey for these
groups of local people is limited.

For some (not all), a local person looking for a home is faced with a micro housing market
where smaller homes are in noticeably short supply, house prices are extremely high (even
entry level homes), are limited expensive private rented sector. For any local resident
(especially the younger people and families with young children) looking to find a suitable
home, at a price they can afford within the community with whom they have a strong local
connection is non-existent. The impact of Hinkley C workers looking for homes in the village
has and continues to add greater local housing pressures.




House Price Deposit (assume Morftgage required Annual income required
15% required) (based on 4.5 x income)

£200,000 £30,000 £170,000 £37,777

£250,000 £37,500 £212,500 £47,667

Nether Stowey Housing Need Assessment — The Headline Messages

In terms of pre-existing housing need (prior to the HNA exercise) on the housing waiting
register (Homefinder Somerset -HFS) data is a useful additional indicator of potential
affordable housing need. Housing applicants who register via Homefinder Somerset can select
three preferred areas of choice for housing. Although Housing applicants choose their
preferred location, they can bid for vacant affordable homes in any location.

People are often apathetic to register for affordable housing in rural villages because they
often feel there is no prospect of a home, this is normally due to the fact there has been no
housing development in the village for several years. Homefinder Somerset registrations spike
at key stages of any affordable housing projects. The most notable of these triggers tend to
be firstly when planning permission is secured, secondly when construction site has been seen
on site and thirdly, when the new homes are nearing completion.

The table below sets out the data from Homefinder Somerset (Housing Register) showing the
current number of applicants and their bedroom requirements who have registered an interest
in living in Nether Stowey.

Affordable Housing Need - Homefinder Somerset
1-bed 2-bed 3-bed 4-bed Total
35 15 5 3 58

Of the above 58, only 13 responded to the HNA.
After reviewing the HNA submissions, we assessed potential housing need of 45 households.

Following a robust assessment of the 45 submissions, thirty-five (35) require an affordable
home, requiring help to access a suitable home, at a price they could afford.

All thirty-five (35) demonstrated a strong local connection with the parish.

Whilst some households have been assessed as being potentially capable of buying some form
of affordable homeownership, this does not mean that they could realise their potential or
ambition. There might be other factors preventing someone from purchasing a home.

GROSS Assessed Affordable Housing Need |

Recommended Property Type and Bedroom Requirement
Bed Size 1-Bed 2-Bed Flat | 2-Bed Hse 3-Bed 4-Bed
Rented 15 - 3 8 3 33
Intermediate 0 0 1 0 1 2
Totals 15 4 4 8 4 35

The tables below provide an at-a-glance insight into assessed affordable housing need of
people with a local connection to Nether Stowey from the 2022-2023 HNA.




GROSS Assessed Affordable Housing Need |
Local Connection with the Parish of Nether Stowey
Currently Live in the Parish and has done so for the last 5 or more years 19
Currently Work in the Parish for 16+ hours per week or more 3
Immediate Family living in the Parish (parents, siblings, grandparents) 10
Provide or Receive Care from someone who lives in the Parish 1
Previously Lived in the Parish for 5 more years in the previous 10 years 2

GROSS Assessed Affordable Housing Need |
Rehousing Timescales for Households - In Housing Need

Need to move within the next 12 months 26
Need to move within the next 24 months 6
Need to move within the next 2 to 5 years 3

GROSS Assessed Affordable Housing Need
Primary Reason for Move — In Housing Need
Need Independence

Separation or Family Breakdown

Current Property Too Small

Health Reasons

Current Home Insecure

Current Homes is Unaffordable

Strongvox are currently building new housing on the site of the former Cricketers Farm on the
outskirts of the village. The Council has agreed to purchase sixteen properties from the
developer supported by the injection of public sector grants. Once purchased, these homes
will be let to new residents on a social rented basis.
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There are no planning requirements for local priority allocation policy for these new affordable
rented homes. Nevertheless, the Council has agreed a softer sensitive lettings policy giving
local people in the highest housing needs some form of priority for the affordable rented
homes. Whilst the HNA exercise has identified a potential need for 35 affordable homes, this
report must consider the possible potential impact of the new homes being built on the former
Cricketers site might have on the HNA identified gross need.

Future New Affordable Housing Supply at Cricketers |
This table sets out the affordable housing provision associated with the build out of the 16
affordable homes on the former Cricketers Farm site

Bed Size 1-Bed 2-Bed Flat | 2-Bed Hse 3-Bed 4-Bed
Rented 0 6 6 4 0 16
Intermediate 0 0 0 0 0 0
Totals 0 6 6 4 0 16

Whilst it seems unlikely that all sixteen rented homes on the Cricketers site will be allocated
to one of the 35 household’s identified by the HNA, we have assumed this could happen. The
table below has assumed someone from the 35 HNA cohort would secure a new home on the
Cricketers development when they become available.




Potential Net Affordable Housing Need accounting for at Cricketers |

Whilst it seems unlikely that all sixteen rented homes on the Cricketers site will be allocated
to one of the 35 household’s identified by HNA, we have assumed this could happen. This
table assumes someone from the 35 HNA cohort would secure a new home on the Cricketers
development when they become available.

Bed Size 1-Bed 2-Bed Flat | 2-Bed Hse 3-Bed 4-Bed

HNA Need 15 4 4 8 4 35
Cricketers 0 6 6 4 0 16
Shortfall 15 0 0 4 4 23

This table attempts to match HNA households with the availability of new affordable homes
on the Cricketers site. This exercise tells us that Cricketers will not provide any 1-bed or 4-
bed units and will not provide enough 3 bed affordable homes. It also tells us that there is a
potential over provision of 2-bed homes.

It is important to note that affordable housing proposals associated with Cricketers were not
influenced by the result of this or any earlier HNA exercise.

The net potential affordable housing need for Nether Stowey could therefore be said to be 23

additional units as described as shortfall in this table.
NET Affordable Housing Need - Net of Cricketers |
Recommended Property Type and Bedroom Requirement
Bed Size 1-Bed 2-Bed Flat | 2-Bed Hse 3-Bed 4-Bed
Net Need 15 0 0 4 4 23 |

Any further Planning Permissions submitted to the Local Planning Authority would have to be
consented under Local Plan policy T2b, this is an exception site policy with a provision for a
Local Lettings Plan which will ensure that local people will have priority over any further
affordable housing units.

Information on how to apply for affordable housing.
Those seeking affordable rented homes should register with Homefinder Somerset
www.Homefindersomerset.co.uk

Those seeking affordable homes to buy should register with Help to Buy Agent 3

www.Helptobuyagent3.org.uk

Those interested in self-build should register on the Sedgemoor Self-Build Register
Planning Policy (sedgemoor.gov.uk)

The 47 applicants that didn’t reply to the survey have been assessed using the survey criteria,
of the 47, ten (10) applicants have been assessed as being in housing need with a local
connection to Nether Stowey.

Affordable Housing Need - Homefinder Somerset (as of November 2022)
1 bed 2 bed 3 bed 4 bed Total
35 15 4 3 57
Identified Affordable Housing from the 2022 Nether Stowey HNA
Affordable Need Recommended Bedroom Number
. TOTAL
Bed size 1 2 3 4
Rented 10 4 4 2 20
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Appendix 1 - Affordable Housing Definition

Affordable Housing as defined in Annex 2 of the National Planning Policy Framework (NPPF)
(February 2019) as may be updated from time to time to be provided in accordance with this
Agreement and which shall comprise Affordable Housing for the purposes of this 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 ownership and/or is for essential local workers);
and which complies with one or more of the following definitions:

Affordable Housing for Rent meets all the following conditions:

(a) the rent is set in accordance with the Government’s rent policy for Social Rent or
Affordable Rent or is at least 20% below local market rents (including service charges where
applicable).

(b) the landlord is a registered provider, except where it is included as part of a Build to Rent
scheme (in which case the landlord need not be a registered provider); and

(c) it includes provisions to remain at an affordable price for future eligible households, or
for the subsidy to be recycled for alternative affordable housing provision. For Build to Rent
schemes affordable housing for rent is expected to be the normal form of affordable housing
provision (and, in this context, is known as Affordable Private Rent).

Starter Homes: is as specified in Sections 2 and 3 of the Housing and Planning Act 2016 and
any secondary legislation made under these sections. The definition of a starter home should
reflect the meaning set out in statute and any such secondary legislation at the time of plan-
preparation or decision-making. Where secondary legislation has the effect of limiting a
household’s eligibility to purchase a starter home to those with a maximum level of household
income, those restrictions should be used.

Discounted Market Sales Housing: is that sold at a discount of at least 20% below local
market value. Eligibility is determined having regard to local incomes and local house prices.
Provisions should be in place to ensure housing remains at a discount for future eligible
households. d) Other affordable routes to home ownership is housing provided for sale that
provides a route 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 equivalent to at least 20% below local market value) and rent to buy (which
includes a period of intermediate rent). Where public grant funding is provided, there should
be provisions for the homes to remain at an affordable price for future eligible households,
or for any receipts to be recycled for alternative affordable housing provision, or refunded to
Government or the relevant authority specified in the funding agreement

First Homes: First Homes is a new scheme designed to help local first-time buyers and key
workers onto the property ladder, by offering homes at a discount of 30% compared to the
market price. In some areas the discount could be as high as 50%, providing even greater
savings.

The discounts will apply to the homes forever, meaning that generations of new buyers and
the local community will continue to benefit every time the property is sold.

Affordable housing can be provided by the public sector (Council and/or Registered Provider)
or by the private sector (volume house builders and private landlords), or by the community
through a Community Land Trust.




Appendix 2 - Local Plan Housing Delivery Policy — The Rules

The Sedgemoor District Council adopted Local Plan classes Nether Stowey as a Tier 2
settlement. It therefore makes sense to discuss future affordable housing delivery
considering the proposed policies contained within the Sedgemoor Local Plan.

A copy of the Local Plan can be obtained from the Sedgemoor District Council website
www.sedgemoor.gov.uk/article/1207/Adopted-Local-Plan-2011-2032

Sedgemoor Local Plan — Housing Delivery Policies

Policy T2a & T2b are the relevant housing policies when considering any residential growth.
Tier 2 Settlements - Housing

Housing proposals for redevelopment, infill, subdivision, and conversion within existing
settlement boundaries will be supported where it is appropriate to scale, design, and character
of the existing community.

Policy T2b
Tier 2 Settlements — Unmet Local Housing Need

Where following the allocation or commitment of the minimum levels of growth set out in
Policy T2a, there remains an unmet local affordable housing need, mixed tenure affordable
and marker housing proposals on sites specifically released fir that purpose will be supported
outside but well related to settlement boundaries only where it is demonstrated that it meets
all the following criteria:

e It fulfils an identified local housing need for affordable housing as evidenced by an up-to-
date assessment of local housing needs agreed with the District Council.

e The affordable housing provision (notwithstanding the requirements of Policy D6:
Affordable Housing) will normally be a minimum of 40% of the total number of housing
units provided on the site unless provision of alternative local infrastructure priorities is
agreed.

e The scale of development should be appropriate to the size, accessibility, character, and
physical identity of the settlement.

e The proposal is well related to and complements the existing built form of the settlement,
providing opportunities for walking and cycling to local services and facilities.

e The affordable housing should form part of the overall development and be well integrated
with any market housing.

e Supports where appropriate access to local job opportunities, including opportunities for
on-site provision.

e The development appropriately contributes to local infrastructure priorities identified, for
example, in Neighbourhood plans or in agreement with Town/Parish Councils; and

e Maintains and where appropriate incorporates enhancements to the local environment,
landscape, and historic environment, including where appropriate habitat creation and
community woodland planting.

Meaningful and robust engagement and consultation with the Town/Parish Council, local
community and other local stakeholders will be encouraged to ensure that the planning
impacts identified by the local community have been appropriately addressed as far as
possible.
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Settlement Minimum housing to | Total Minimum Growth 2011-2032 (including
allocate completions existing commitments and

opportunities within settlement boundaries as of
April 2015)

Axbridge 70 74

Cannington 150 163

Nether Stowey 50 75

Puriton 100 163

Wedmore 50 116

Woolavington 150 225

Total 570 816

FURTHER INFORMATION & CONTACT DETAILS

This report will be available on the Sedgemoor District Council web site
www.sedgemoor.gov.uk/affordablehousing

If you would like a receive a copy of this report, you should contact
Housing Development Team

Bridgwater House

King Square

Bridgwater

Somerset

TA6 3AR

Telephone: 0300 303 7800
Email: affordable.housing@sedgemoor.gov.uk
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