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EXECUTIVE SUMMARY

This Local Housing Market Assessment (LHMA) has been prepared to provide an evidence base for
Herefordshire Councilés policies regardingdab®usi ng 1
housing) within Herefordshire and seven local housing market areas (HMAs) within the County, which
are focused on the main settlements of Hereford City, Bromyard, Kington, Ledbury, Leominster and
Ross along with the Golden Valley area. The LHMA will inform and support planning policies within
the Local Development Framework (LDF), the preparation by the Council of a Housing Strategy and

wider investment decisions by the Council and its partners.

HOUSING MARKET DYNAMICS

A comprehensive review of local housing needs and the housing market has been undertaken, and

identified the following dynamics:

o Herefordshire is a predominantly rural county which provides unspoilt countryside and a high
quality of life, and this has contributed to housing demand reflected in high house prices,
particularly relative to earnings;

e Population growth over the last 10 years has been marginally below the regional average,
however the structure of the population has been changing, with an increasing proportion aged
over 35. A growing population of retirement age is a particular feature;

e While levels of economic participation amongst the working-age population and employment
growth in the period before the recession was reasc¢
value and this contributes to affordability problems;

e Housing affordability issues in the County are compounded by the current housing offer: with a
high proportion of detached housing (43%) and properties in Council Tax Bands E-G (26%). The
supply of properties which younger households might be able to afford to buy is limited. 13.5% of
housing is in social sector ownership (affordable) compared to 19.5% across the West Midlands;

e House prices in the County grew strongly in the decade to 2007, increasing from an average of
£60,000 to £183,000. Price growth over the decade mirrored the national trend, supported by a
period of sustained economic stability, historically low interest rates and increased choice and
competition in the mortgage market;

e Sincetheonset of the 6credit crunché in 2007 there has
activity: average sales rates have fallen by 44% across Herefordshire, particularly reflecting
increasing difficulties in obtaining mortgage finance. While house prices have recovered, and in
Q3 2010 stood at £190,000, sales rates remain subdued.

o Difficulties in accessing mortgage finance have reduced levels of first-time buyers in particular,

and have had a knock-on effect on demand in the private rented sector, which appears to be
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strong particularly in Ross-on-Wye, Leominster and Ledbury where demand (set against
restricted supply linked to mortgage availability) has been driving rental growth;
e The private rental sector has provided a stop gap for many young households, who often don
have the savings to provide a sufficient deposit to purchase a home. Intermediate affordable
housing may provide an attractive alternative for some of these.

Improvements to the mortgage deals available will be critical to the revival of the housing market. This
is expected to be affected both by future regulation
backed securities. In light of the current cost and barriers to house purchase which have built up over

a decade or more, there is an urgent need to increase the supply of affordable housing.

HOUSING NEEDS ASSESSMENT

An assessment of housing needs has been undertaken, which considers the levels of need for and
supply of affordable housing over the next five years (2011-16). This draws on a range of information
on housing costs and earnings, as well as the numbers of households and flows onto the HomePoint

Housing Register. The assessment has been undertaken in accordance with Government Guidance.

A summary of the findings are shown in Figure A below. The first two columns consider the
affordability of market housing: they show the ratio of entry-level house prices to lower quartile
earnings to consider the affordability of a 2-bed property in each of the HMAs to a young household.
The second column the proportion of households in each HMA who it is calculated cannot afford to

buy or rent homes in the private sector, without financial support.

Housing need is calculated by considering current housing need, and flows in terms of newly arising
need and the supply of affordable housing (such as through lettings of existing properties) over a five
year period, to calculate a net need for affordable housing. It is assumed that the backlog of housing

need is met over a 5 year period.
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Figure A: Affordability and Housing Need

Ratio Entry-Level
House Prices - % Households Net Need for
Lower Quartile Unable to Afford Affordable
Household to Buy/Rent Net Housing Housing per
Incomes without Subsidy Need, 2011-16 Annum, 2011-16

Hereford 5.1 55% 1,883 377
Bromyard 4.6 37% 43 9
Ledbury 4.0 29% 143 29
Ross-on-Wye 4.2 27% 271 54
Kington 4.9 37% 150 30
Leominster 4.7 36% 252 50
Golden Valley 4.3 26% 96 19
County 42% 2,838 568

Source: GLH/JGC

Information on incomes of households in housing need, as well as the supply of properties have then
been used to consider the proportion of households requiring social rented and intermediate housing.
These are shown below. There is a very limited supply of intermediate housing, estimated at 62
properties county-wide over the 2011-16 period; and this is a key influence on the high levels of need
identified.

Figure B: Net Housing Need, 2011-16 By Tenure

Social rented Intermediate Total Net
Requirement

HMA Net need % Net need %

Hereford 1,196 64% 687 36% 1,883
Bromyard -47 - 90 100% 43
Ledbury -13 - 156 100% 143
Ross 37 14% 234 86% 271
Kington 45 30% 105 70% 150
Leominster 40 16% 212 84% 252
Golden Valley 41 43% 55 57% 96
Total 1,299 46% 1,539 54% 2,838

Source: HomePoint Housing Register January 2011, Projection Modelling

The evidence points to a requirement, based on housing needs, for 46% social rented housing and
54% intermediate affordable housing. The highest requirement for social rented housing is in
Hereford, whereas in the other HMAs and the Bromyard and Ledbury HMAs in particular it is

recommended that the Council prioritise delivery of intermediate affordable housing.

The housing needs analysis has also provided information on the profile of housing needs by size
band. This is shown below. It should inform affordable housing negotiations, although these should

also consider site specific and neighbourhood characteristics.

F:\Housing Market Assessment\LHMA assessment\FINAL FINAL FINAL\Final LHMA Report (30-06-11-nxi) (5).doc
Page 5 of 175

June 2011 @
GLHEARN



Herefordshire Local Housing Market Assessment
Final Report

Figure C: Estimated Housing Need by Size and HMA, 2011-16

HMA 1-bed 2-bed 3-bed 4+ bed Total
Hereford 1066 409 314 95 1,883
Bromyard -12 7 29 17 43
Ledbury 87 -14 60 11 143
Ross 118 60 62 31 271
Kington 84 29 4 31 150
Leominster 201 74 -56 34 252
Golden Valley 58 7 21 11 96
Total 1602 572 434 230 2,838

Source: GLH/JGC

Herefordshire Counci | 6s emerging Local Devel opment Framewor k
18,000 new homes (net) across Herefordshire over the 2006-26 plan period. The Council intends to
publish a draft Core Strategy later this year which will provide a further opportunity for public

consultation on its proposals.

The emerging Core Strategy proposals regarding the distribution of housing and affordable housing
policies are compared below against the findings of the housing needs analysis. Affordable housing
targets need to take account of both need and the realism of delivery, considering the viability of
residential development. The proposed affordable housing targets have been informed by a study of
development viability undertaken in 2010. This LHMA indicates that evidence of housing need is
sufficient to support the targets proposed in each of the HMAs with the exception of the Bromyard

HMA. It is recommended in this area that the affordable housing target is reduced to 20%.

Figure D: Levels of Affordable Housing assumed by HMA

Expected Proposed Core

Housin . % Affordable Strategy Target
atvery | Neast Sorigs | HousngroMeet | (oo py

’ Need, 2011-16

2006-26 Maximum Provision
Hereford 9,847 1883 76% 35%
Bromyard 817 43 21% 40%
Ledbury 1295 143 44% 40%
Ross 1862 271 58% 40%
Kington 717 150 84% 35%
Leominster 3179 252 32% 25%
Golden Valley 283 96 136% 35%
Total 18000 2838 41% 35%

Source: GLH/JGC
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LONG-TERM ANALYSIS OF HOUSING REQUIREMENTS

The housing needs analysis provides a snapshot of affordable housing needs over the period 2011-
16. The LHMA has used a Housing Market Model to consider housing requirements in each of the 7
HMAs over the longer-term to 2026. This considers requirements for both affordable and market
housing. It takes account of the proposed level of housing development, changes in the age structure
of the population, and how households of different ages occupy homes in the market and affordable

sectors.

In the market sector the strongest requirement is expected to be for three bedroom properties.

Figure E: Impact of Demographic Trends on Market Demand by House Size,

2006 to 2026

45,000
40,000

35,000 6,480

30,000 2026 2006

25,000

20,000 1,892

15,000 31,682
2,764
10,000 20,294

Number of households ingroup

5,000 11,303
683
3,312

1 bedroom 2 bedrooms 3 bedrooms 4+ bedrooms

Source: JGC

There is strong retirement market within the County with older households moving to the County as it
is an attractive place to live. This is evident in each of this HMAs, but appears strongest in the
Ledbury and Ross-on-Wye HMAs. In Bromyard the market is currently somewhat subdued and new

development should be carefully phased over time.

In Hereford City a greater proportion of demand comes from people who live and work locally.
Employment growth will support demand for housing and the emerging Core Strategy proposals to
deliver new employment both within the City Centre, Rotherwas Industrial Estate and through mixed-
use urban extensions will be important to this. There is a current oversupply of flats, and further

provision over the longer-term should be carefully phased.
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In the affordable housing sector over the longer-term, there is expected to be a fairly even split

between requirements for properties with one, two and three bedrooms.

i : Si d Type of Affordable Housing Required 2006 to 2026

Type
1 bedroom
House 64.2%
2 bedrooms
3 bedrooms
Flat
4+ bedrooms 3.3
0% 10% 20% 30% 40% 0% 20% 40% 60% 80%
% of additional dwellings required % of additional dwellings required

Source: JGC

In relative terms, demand is expected to be stronger for larger properties with 3 and 4 beds in
Hereford and Kington; with greater requirements for smaller properties in Ledbury and Ross. The

differences however are relatively marginal.

Figure G: Size of Market Housing Required 2006 to 2026 by Housing Market Area

1& 2 bedrooms
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m3 & 4+ bedrooms 71.3% "
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Hereford Bromyard Ledbury Ross Kington Leominster Golden Valley
Source: JGC

For the affordable sector, over the longer-term around two-thirds of housing requirements are

expected to be one- and two-bedroom properties to meet housing needs. A higher proportion of larger
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properties (three- and four-bedroom units) will however be required in the Kington and Leominster
HMAs.

Figure H: Size of Affordable Housing Required 2006 to 2026 by Housing Market Area
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RECOMMENDATIONS

HOUSING REQUIREMENTS AND DELIVERY

The proposed housing requirement for Herefordshire of 18,000 homes over the 2006-26 plan period
represents 1.5% household growth per annu m-:basédt
demographic projections for household growth (14,500 homes between 2006-26)1. However the
trend-based projection would result in a reduction in the population of working-age over the plan
period and could potentially constrain economic performance. The provision of 18,000 homes over
the plan period represents positive planning, which will support in numerical terms an increase in the
working-age population by 3,500 over the plan period; and support delivery of key items of
infrastructure and new employment development through mixed use urban extensions. Our findings
support the proposed housing target however we would recommend that a clear delivery strategy is

prepared which links delivery of housing, employment development and infrastructure.

At a strategic, county-wide level the need for affordable housing represents 41% of supply based on
an 18,000 housing requirement. As a substantial proportion of affordable housing will be delivered
through Section 106 agreements, overall housing delivery is important to meet affordable housing
needs.

! cLG 2008-based Household Projections
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It will be important that the Council progresses its LDF as a matter of priority to provide a policy
framework which supports housing delivery, and in particular the delivery of strategic site allocations,
as these will make the substantial contribution to housing delivery in the longer-term. It should be
recognised that there are in some cases long lead-in times to the delivery of strategic employment
sites, and that planning is a key element of this. We would recommend that the Council gives careful
thought to how delivery is phased over plan period through the delivery strategy which will accompany
the Core Strategy.

The mix of sites proposed within the emerging Core Strategy is considered appropriate to meet need
and demand over the plan period. It comprises a combination of smaller sites within urban areas and
larger strategic greenfield urban extensions. This is considered capable of delivering a range of house

types in accordance with the need and demand identified.

Coordinated delivery of housing and employment is likely to be particularly important in Leominster

and Hereford reflecting the levels of new development proposed.

Implementation of a strong economic development strategy will be important in supporting housing
delivery, and maintaining greater balance in the population structures. An economic strategy needs to
sit alongside a housing strategy, and the Council will need to be proactive in this regard. The Council
is producing an Economic Development Strategy, and it will be important that it fully engages in the
Marches LEP.

AFFORDABLE HOUSING POLICY

Herefordshire Council has already undertaken an assessment of the economic viability of residential
development to inform affordable housing policies, and has proposed targets for affordable housing

provision in the emerging Core Strategy on this basis. This LHMA has considered housing needs.

The housing needs assessment undertaken supports a nuanced policy which recognises that housing
needs and affordable tenure requirements vary across the County. In broad terms it supports the
affordable housing percentages proposed, with the exception of the Bromyard where a 25%
affordable housing policy is proposed based on the needs evidence. The recommended affordable

housing policies are thus:
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Figure I: Proposed % Affordable Housing Policies

Area % Affordable Housing
Hereford 35% affordable housing
Bromyard 25% affordable housing
Ledbury 40% affordable housing

Ross 40% affordable housing

Kington 35% affordable housing
Leominster 25% affordable housing
Rural Areas 35% affordable housing

The above represent strategic targets. In the implementation of these, the Council should have regard
to the existing mix of housing at a neighbourhood level. It will also need to consider site-specific

viability issues as necessary.

For strategic sites affordable housing will need to be balanced with and considered alongside other
development costs, including infrastructure costs and the prospective Community Infrastructure Levy;
as these have a collective i mpact on devel opment viability.

considered in a rounded way with a view to delivering a sustainable community.

The market downturn and restrictions on mortgage finance have reduced effective demand for market
housing; and this can be expected to limit housing delivery in the short-term. However in the short-
term we see strong potential for intermediate housing products. This is supported by our consultation
with estate agents locally. Delivery of intermediate housing in the short-term should be prioritised to

meet housing need and support overall delivery rates.

The Council has been looking at a range of mechanisms to bring forward affordable housing,
including use of public sector land assets and supporting direct delivery by Registered Providers
(RPs). It is considering and assessing what funding it has to support affordable housing delivery,

albeit recognising current financial resource constraints.

In addition to the percentage affordable housing targets, the Council is seeking to provide a clear
steer on the mix of affordable housing it wishes to see delivered through the LDF. Based on analysis
undertaken, a recommended strategic (long-term) target of 45% social rented, 55% intermediate

target county-wide would assist in balancing the housing market.
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The Council should give thought to whether it wishes to set separate policies for each of the HMAs.

Evidence points to the following tenure splits between social rented & intermediate being appropriate:

Hereford HMA T 64% social rent; 36% intermediate
Bromyard HMA i 100% intermediate

Ledbury HMA i 100% intermediate

Ross HMA i 14% social rented; 86% intermediate
Kington HMA 7 30% social rent; 70% intermediate
Leominster HMA i 16% social rent; 84% intermediate
Golden Valley HMA i 43% social rent; 57% intermediate

The considerable requirement for intermediate housing reflects the volume of existing and emerging
households who can afford more than social rents, but cannot afford to rent privately or to purchase a

home.

The Government has recently introduced a new intermediate affordable rent tenure. The evidence
suggests considerable potential for this tenure category in Herefordshire. Higher rents will mean that

this is more viable to deliver than social rented properties, and is likely to require less public subsidy.

There are however a number of other intermediate housing products, including shared
ownership/equity, which should also be delivered. These are likely to be particularly appealing to
would-be first-t i me buyers who havendédt the savings to

strong potential market for these in the short-term.

Many households however often do not know of the housing options which are potentially available to
them. We would recommend that alongside delivery of new intermediate housing, work is prioritised

to raise the profile of the range of options available through marketing/ website etc.

Recognising their sensitivity to changes in market circumstances, affordable housing policies should
be kept under regular review. We would recommend that these are reviewed at least every 5 years

(or more frequently depending on the degree of change in market circumstances).

Recommendations for the sizes of affordable housing in each of the HMAs are as follows. These are

drawn from the Housing Market Model.
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Figure J: Recommendation on Affordable Housing Mix

HMA 1-bed 2-bed 3-bed 4/+ Bed
Hereford 29% 35% 33% 3%
Bromyard 29% 38% 29% 4%
Ross 34% 37% 27% 3%
Kington 20% 40% 36% 4%
Leominster 24% 34% 38% 4%
Ledbury 29% 39% 29% 3%
Golden Valley 33% 37% 28% 2%

MIX OF MARKET HOUSING

In regard to market housing, our view is that planning and housing policies should not be overly
prescriptive regarding the mix of housing required, as in most senses the market is best placed to

consider what homes will sell.

Nonetheless it is important that at the strategic level the planning system delivers a mix of sites which
enables a range of housing to be delivered. As stated we consider the mix of sites proposed
appropriate to achieve this - with the strategic sites playing an important role in the delivery of family
homes. The Council should monitor housing delivery by size to inform a plan, monitor and manage
approach to achieve a mix of housing broadly in line with the findings of this report over the plan

period.
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1 INTRODUCTION

1.1 This document represents a Local Housing Market Assessment (LHMA) for Herefordshire. It
provides an evidence base regarding housing need and demand (for affordable and market
housing) within Herefordshire and its constituent local housing markets of which are focused
on the main settlements of Hereford City, Bromyard, Kington, Ledbury, Leominster and Ross,
along with the Golden Valley area as defined by the Strategic Housing Market Assessment for
Herefordshire & Shropshire (Figure 1.1).

Figure 1. 1: Herefordshireds Local Housing
MAP SHOWING HOUSING MARKET AREAS
IN HEREFORDSHIRE
N
Moartimer
K]
Leominster
Pembridge &
Lyonzhall
weith Titley
Golden Cross
. weith Wieobley
Kington
Castle
Golden Valley North
Golden Walley
Golden Yalley South
1 - Three Elms Walletts Old Gare
2 - Aylestone
3-Tupsley Ross-on-Wye
4- Central Partrilas
4 - 5t Marins & Hinton
- Belmont
7 - 5t Nicholas
8- Leominster Morth Llangarran
9- Leominster South
10 - Ross-on-Yive West 1] 15 5
11 - Ross-on-Yive East miles
12 - Burghill, Holmer & Lyde Crowen copyright. All rights reserved.
13- Credenhill Herefordshire Council 100024168 (2008)
1.2 The LHMA is intended to inform and support planning policies within the Local Development

Framework as well as to support the Housing Strategy for Herefordshire to inform wider

investment decisions by the Council and its partners in meeting local housing needs.

1.3 Planning Policy Statement 3: Housing (PPS3) sets out national policies for planning for

housing provision. It requires Local Planning Authorities to plan for a mix of housing on the
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1.4

15

1.6

basis of different types of household that are likely to require housing over the plan period,
and 7 based on the findings of Strategic Housing Market Assessments (SHMASs) and other
local evidence (such as this) to establish in Local Development documents the likely
proportions of households that will require market and affordable housing, the profile of
household types requiring market housing, and the size and type of affordable housing

required.

A Strategic Housing Market Assessment (SHMA) for the West Housing Market Area, covering
Shropshire and Herefordshire, was completed in 2007. This LHMA, draws on and develops
this to provide a more local assessment of housing requirements for the seven local housing
markets across Herefordshire. Its broad objectives are similar to those of SHMAs (see box

below).

Purposes of Strategic Housing Market Assessment

e Development of long-term strategic views of housing need and demand to inform
future policy and investment decisions;

e Enabling local authorities to think strategically about the nature and influence of
housing markets in their areas;

e Providing robust evidence to inform policies aimed at providing the right mix of
housing across the whole housing market i both market and affordable housing;

e Providing evidence to inform policies about the level of affordable housing
required, including the need for different sizes of affordable housing;

e Enabling development of a strategic approach to housing through consideration of
housing need and demand in all housing sectors T owner occupied, private rented
and affordable i and assessment of the key drivers and relationships within the
housing market;

e Drawing together the bulk of the evidence required for local authorities to appraise
strategic housing options, including social housing allocation priorities, the role of
intermediate housing products, stock renewal, conversion, demolition and
transfer; and

e To enable the most appropriate and cost-effective use of public funds.

Source: Adapted from CLG SHMA Practice Guidance

Initial research and work on the LHMA was undertaken by Herefordshire Council and the
document has been completed in partnership with consultants GL Hearn (GLH) and Justin
Gardner Consulting (JGC).

The Council ds existing housing policies ar

this report takes a lead from policies within the emerging Core Strategy.
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1.7 The remainder of the report is structured as follows:

e Section 2: Policy and Research Context

e Section 3: Overview of Housing Market Dynamics
e Section 4: Defining the Local Housing Market

e Section 5: Approach to Analysing the Housing Market
e Section 6: Hereford Housing Market

e Section 7: Bromyard Housing Market

e Section 8: Ross-on-Wye Housing Market

e Section 9: Kington Housing Market

e Section 10: Leominster Housing Market

e Section 11: Golden Valley Housing Market

e Section 12: Ledbury Housing Market

e Section 13: Conclusions and Recommendations
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2.2

2.3

2.4

2.5

2.6

POLICY AND RESEARCH CONTEXT

This section provides an overview of the current and emerging policy context for housing

development and investment at the national and local levels.

National Policies for Housing Provision

This section is structured to address planning policies for housing provision together with

emerging policies for future investment in affordable housing.

National Planning Policies

Planning Policy Statement 3: Housing (PPS3) sets out national policies for housing provision
and is a material consideration in determination of planning applications. It sets out the
Government 6s key housi ng pyordeihasthe apuodunity to tive ie a
decent home, which they can afford, in a community where they want to live. This will be
achieved through ensuring a wide choice of high quality homes, both market and affordable,
is made available; by widening opportunities for home ownership but ensuring high quality
affordable housing is available for those who cannot afford market housing; by improving
affordability and by working to deliver sustainable, mixed communities in both urban and rural
areas. Through the planning system the Government also seeks to ensure delivery of high
quality, well-designed housing in sustainable locations, which provide access to jobs, services

and infrastructure.

The national policy framework for determining levels of housing provision is currently in a
state of flux. Under the previous Government, housing targets were set out in Regional
Spatial Strategies which were developed by Regional Planning Bodies collaboratively with
local authorities and other stakeholders, subject to independent examination in public, but

with the ultimate decisions being made by national government (the Secretary of State).

The new Coalition Government elected in May 2010 has pledged to scrap the Regional
Spatial Strategies, and the regional housing targets within these, returning powers for
determining levels of housing development to local authorities. The Secretary of State initially
revoked the Regional Spatial Strategies in July 2010 by parliamentary statement. This
however was successfully challenged in the High Court by CALA Homes, with the Court ruling

that the Secretary of State had acted unlawfully.

Thus at the time of writing while the Regional Spatial Strategies remain in place, it is likely

that the Government will in due course enact a Localism Bill which will abolish regional
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2.7

2.8

planning, and the associated housing targets in the Regional Spatial Strategies, and give
responsibility for determining levels of housing provision to local councils. At present, the
Government has advised that its stated intention to abolish Regional Spatial Strategies is a

material planning consideration.

PPS3 provides an overview of the range of considerations which should be taken into account

in determining levels of housing provision:

Figure 2.1: Assessing an Appropriate Level of Housing: Extract from Planning
Policy Statement 3: Housing (PPS3)

The level of housing provision should be determined taking a strategic, evidence-based
approach that takes into account relevant local, sub-regional, regional and national
policies and strategies achieved through widespread collaboration with stakeholders.

In determining the local, sub-regional and regional level of housing provision, Local
Planning Authorities [and Regional Planning Bodies, working together,] should take into
account:

e Evidence of current and future levels of need and demand for housing and
affordability levels based upon:

w Local and sub-regional evidence of need and demand, set out in
Strategic Housing Market Assessments and other relevant market
information such as long term house prices.

w [Advice from the National Housing and Planning Advice Unit (NHPAU) on
the impact of the proposals for affordability in the region].

w The Governmentoés | atest published
of the regional economy, having regard to economic growth forecasts.

e Local and sub-regional evidence of the availability of suitable land for housing
using Strategic Housing Land Availability Assessments and drawing on other
relevant information such as the National Land Use Database and the Register of
Surplus Public Sector Land.

e The Governmentds overall ambitions fo
including the need to improve affordability and increase housing supply.

e A Sustainability Appraisal of the environmental, social and economic implications,
including costs, benefits and risks of development. This will include considering
the most sustainable pattern of housing, including in urban and rural areas.

e An assessment of the impact of development upon existing or planned
infrastructure and of any new infrastructure required.

In determining the appropriate mix of housing, PPS3 identifies that Local Planning Authorities
should have regard to current and future demographic trends and profiles; the
accommodation requirements of specific groups, particularly families with children, older and
disabled people; and the diverse range of requirements across the area, including those of
Gypsies and Travellers. It required Local Planning Authorities within their Local Development
Frameworks to establish policies for the proportion of affordable and market housing required,
specifically requiring a plan-wide target for the percentage of affordable housing, and for the

proportions of social rented and intermediate affordable housing within this; to specify the size
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and type of affordable housing required; to set out the range of circumstances in which
affordable housing will be required including site size threshold, and to seeking their
approach to developer contributions. Affordable housing policies in terms of the proportion of
provision required, the tenure mix and site size threshold are required to be informed by an
assessment of available funding and their impact on the economic viability of development

schemes.

2.9 Affordable housing is defined in PPS3 as including social rented and intermediate housing,
Aprovided to meet specific eligible households w
Amust meet the needs of eligible households incl
them to afford, determined with regard to localinc omes and house priceso
provision for the home to remain at an affordable price for future eligible households, or, if
these restrictions are lifted, for the subsidy to be recycled for alternative affordable housing
provi si on. ofinilidn adopted & this doeumehe

2.10 In determining the strategy for the planned location of new housing, PPS3 sets out a range of
factors which are to be taken into account including: the spatial vision for the area, evidence
of need and demand, the availability of suitable, achievable and sustainable land/ sites
(including within this consideration of access to local services, employment and public
transport and the deliverability of any infrastructure required to support sustainable
development) as well as the need to provide housing in rural as well as urban areas to
enhance and maintain their sustainability. PPS3 promotes the use of brownfield land.

Social Housing Sector Reforms

2.11  The Coalition Government outlined proposals for reform of the social housing sector in Local
Decisions: A Fairer Future for Social Housing, published in November 2010. The main

components of the proposals for reform focus on the following:

Tenancies

2.12  The Government proposes changes to social housing tenancies, giving both local councils
and housing associations (RSLs) the flexibility to grant fixed term tenancies (as well as
lifetime tenancies) should they decide to do so. It should be noted that in Herefordshire, the
Council does not own its own housing stock and therefore grant tenancies. New fixed term
tenancies could be at existing social rent or new affordable rent levels, and tenants would
have the same rights as those with existing lifetime tenancies in terms of a right to repair or to

buy/acquire. A minimum fixed-term tenancy would be for two years.
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2.13

2.14

2.15

2.16

2.17

2.18

2.19

Councils will also be given greater flexibilities in deciding who qualifies to go onto housing
waiting lists (through their allocations policies) and how they treat tenants who want rather

than need to move.

Succession

The Government proposes to change the rules on succession to make them consistent for all
Council and RSL tenants: the spouse or partner of a tenant who dies will have an automatic
legal right to succeed, but will not have an automatic right to then pass on the property. This

does not affect joint tenancies or existing secure tenants.

Affordable Rented Tenure

A new o6affordable rentd tenure is to be introduc:

should they choose, rent higher than existing social rent levels, and up to 80% of local market
rents. This will be affordable for more households than existing intermediate housing

products, as tenants will be able to claim Local Housing Allowance.

This new tenure category will potentially impact on the capitalised values of new affordable

homes built for this tenure, potentially partially compensating for reductions in grant funding.

Homelessness

Councils will be able to bring the statutory homelessness duty to an end with an offer of

suitable privat e rented housing. Peopleds right to
withdrawn. This could potentially assist in the use of private sector housing stock in meeting

affordable housing needs.

Regional Guidance on Sub-Regional Housing Strategies

The previous government had consistently supported the idea of local authorities working
together to produce Sub-Regional Housing Strategies, albeit that this was not a statutory
requirement. Sub-Regional Housing Strategies were intended to support implementation of
the Regional Housing Strategy.

The Regional Housing Executive (RHE), which was responsible for the implementation of the
Regional Housing Strategy and part of the Regional Assembly, has however since been
abolished and replaced by the Marches Local Enterprise Partnership. Thus there is no longer

a specific requirement to prepare a Sub-Regional Housing Strategy. Nonetheless,
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2.20

221

Herefordshire Council intends to prepare a Housing Strategy to guide delivery of its strategic
housing function, and will be working with Shropshire at a sub-regional level to provide a
framework for the Local Enterprise Partnership. The draft Guidance Notes on Sub-Regional

Housing Strategies published by the RHE continues to provide a useful framework for this.

The Guidance outlines the purpose of the Sub-Regional Housing Strategy to reconcile key
national and regional housing and planning policy requirements with the locally prioritised
demographic and economic needs. It is intended to take forward the Sub-Regional Housing
Market Assessment, disaggregating housing requirements to local markets and moving from

data and analysis to consider policy responses.

A Local Housing Market Assessment (LHMA) plays an important role in this. The Guidance
sets out that this will describe the key features of local housing market areas, quantify
demand and supply (disaggregated by tenure), and express the difference between these. It
should consider and take into account future economic requirements and regeneration

projects and apply a O6sustainability filterdé (taking

constraints, infrastructure etc) in considering future housing requirements.
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Figure 1.2: Stages in Developing a Sub-Regional Housing Strategy

Future Housing Requirements

E:Itsung st“? Gﬁe.r mads up of Demographic requirement by
fﬂn;:iigrﬁ:'@‘;er&m'x houssheld profile &Future economic changs

- based housing requirements.
- I The Goal - to produce mixed and balanced,
sustainable communities.

characteristics, by LHMA

kY

i

The Gap in the Housing Offer by LHMA | ™
by tenure, type, size, mix 4L

Assessment of Supply Side Extent to w hich Supply Side meets Gap
impact on each LHMA plans and pipeline by LHMA iz Requirements
Mew Build by tenure, type, mix, K less supply = profile of so far unmet requirements
size, (where known). iRSS, LDFs, Planning consents, Mational
¥ Affordable Housing Programme pipeling)

Assessment of unmet Gap requirements A
by LHMA by tenure |, type, mix, size —

Aszessment of where other LHMAS can assist
in meeting needs of adjeining LHMAs

Conclusions about degree to which the Gap
is not met by the current and anticipated resources.

JL

Establish Housing Market Frame the housing market intervention cholces
Intervention Rational faced by the Strategic Housing Autharity
with aim of delivering and hence to Planning.

mixed and balanced LHMAs Apply Cost Estimate to priontized Choices
s 7 i

Application of Rational to Choices by LHMA =
Core of the Sub Begional Housing Strateqy by LHMA |
Cutcome better Sustainable, mixed and balanced communities with improved Pathways
of Housing Choice to meet both demographic and economic requirements.

Il

Feed into pipeline enabling and development programme
for Single Conversation and Forward Planning Strategy.

Source: West Midlands Regional Assembly: Sub-Regional Housing Strategies in the West Midlands i Guidance
Notes on Preparation and Use (Draft June 2009)

2.22  The core requirements for the Sub-Regional Housing Strategy, according to the Guidance,

are to identify (as simply as possible):

e Where all housing needs and requirements arise;
e What constitutes the profile of that need, against available supply;
e How, where and why that need is expected to be met;

¢ In conjunction with the economic future requirements and the planning process:
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0 Where scarce financial resources are to be deployed as a priority for future
housing investment and intervention, and may go on to:
0 Include public and private sector refurbishment programmes, regeneration

opportunities and energy efficiency initiatives.

2.23  This LHMA focuses on addressing the first three bullet points above. Key stages are set out
below.

Figure 1.3: Elements of Developing a Sub-Regional Housing Strategy

Local Housing
Market
Requirements

Housing
Demand

Housing Supply

Monitoring Prioritisation B

Filter

Current Local Policy Framework

Herefordshire Sustainable Community Strategy

224 The Count yods Sust ai n 8talegy wa& odeveloped byy the Herefordshire
Partnership and provides an overarching set of strategic priorities for the Council. Its vision
t hat ifwe hope that i n 2020 He reepfeoorgdnssdtions and wi | | be
businesses work together towards long-t e r m, sustainable success for
delivered through action in six key areas: children and young people; work, wealth and
business; environment; healthier communities and older people; safer communities; and
stronger communities.

2.25 Key objectives under the stronger ¢ o mmu n ibannes ;ndude: having more affordable
homes to rent and fewer homeless people; and making sure vulnerable people have a choice
of housing and support to live independently. The strategy recognises that housing is
expensive and more than a third of homes are in poor condition, and that there is a need to
build more affordable homes, especially in Hereford City.
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Herefordshire Local Investment Plan

2.26  The Herefordshire Local Investment Plan (LIP) has been developed by Herefordshire Council
(HC) in partnership with the Homes and Communities Agency (HCA). The LIP identifies key
priorities for Herefordshire as growth in Hereford City and its surrounds; rural and market
town housing; supporting independent living for vulnerable households; and increasing
energy efficiency and decent homes. Under these headings, it is focused on achieving the

following key outcomes:

. Outcome 1: Growth of Hereford City
o Infrastructure necessary to facilitate growth in housing and employment
o Focus on new homes
o City centre regeneration including housing, education and retail.
0 Regeneration of The Oval, Newton Farm

. Outcome 2: Rural Areas and Market Towns
0 4,500 homes to be built in rural service centres to meet housing need and
support the economy

o Improved infrastructure

. Outcome 3: Supporting Independent Living/Vulnerable Persons
o0 Through major and minor home improvements and disabled facilities grants
o Further extra care provision for older persons
o Delivery of housing solutions for mental health/learning disabilities
o Provision of pitches for Gypsy and Travellers
0 Supporting Homeless families, prolific offenders and socially excluded families
through private rented accommodation

. Outcome 4: Increasing Energy Efficiency and Decent Homes
0 To address Category 1 hazards and non decency criteria
o Bring empty properties back into use, including those in remote areas where a
need has been identified
o0 To utilise vacant spaces above shops
o Policies have been developed through the LDF to improve energy efficiency
o Key County-wide policies are being developed to include renewable energy and

sustainable design

227 The priorities above include the emerging priorit
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Unitary Development Plan

228 The Council és current planning policy frameworKk
Development Plan, which was adopted in 2007. Policy H2 makes provision for delivery of 700
dwellings per annum between 2007-11, with priority given to previously-developed land ahead
of urban extensions. Its spatial strategy focuses on Hereford, followed by the market towns
and then the main villages as the focus for housing provision. Policy H3 sets an indicative
target of 35% affordable housing (with specific targets set for allocated sites) which is
applicable to sites of 15 or more dwellings/ 0.5ha in settlements of over 3,000 population; and
sites of 6 or more dwellings/0.2ha in smaller settlements. Separate policies address rural

exception sites and sites for gypsies and travellers.
Local Development Framework

2.29  Herefordshire Council is in the process of developing its Local Development Framework
(LDF) Core Strategy which will in due course replace saved policies within the Unitary
Development Plan. The Council published Preferred Options Papers for consultation in
September 2010. The Preferred Options propose policies regarding both the level and

distribution of housing across the County, and the level of affordable housing.

2.30 Proposed affordable housing targets in the Core Strategy Preferred Options Paper draw on a
study of development viability undertaken®. This supported the application of different targets
across six market value areas covering the County and which form the basis of the affordable

housing proportions proposed for the HMA areas, as described below?®.

Hereford

2.31 The emerging Core Strategy seeks to deliver 18,000 homes over the 2006-26 plan period
(equivalent to 900 per annum). Around half of all new homes are to be focused in Hereford,
with the majority of the remaining development to take place in the market towns. A 35%
affordable housing target is proposed with a modest level of development in rural service

centres and hubs.

2 Three Dragons with Roger Tym & Partners (2010) Local Development Framework Viability Study
3 It should be noted that the value zones used for viability analysis differ slightly from the HMAs
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2.32

2.33

2.34

2.35

2.36

2.37

2.38

2.39

Delivery of 8,500 dwellings is proposed in Hereford including through delivery of:

e 800 homes within the Urban Village in the City Centre (part of Edgar Street Grid);

e 1000 homes at Holmer West as part of a mixed use northern expansion to the City;

e 1000 homes at Lower Bullingham to the south/south-east of the City;

e 1000 homes as part of a mixed use urban extension at Three Elms with 1,500 homes at

Whitecross, as a western expansion to the City;

A total of 5,300 homes are proposed across these five strategic development sites. These are
to be supported by delivery of a Western Relief Road to the City, to include a new river
crossing; relieving central area congestion, and delivery of a network of park and ride

locations.

The Core Strategy envisages delivery of the southern expansion area between 2016-20, the
western expansion area after this between 2020-26; with the northern expansion area also

delivered towards the end of the plan period.

The Core Strategy identifies an imbalance between house prices and income levels across
Hereford, but particularly within the South Wye area. It seeks to bring forward higher value

employment opportunities.

The Core Strategy is also keen to deliver higher education provision within the City, focused
around the Blackfriars Street area and the existing College of Technology campus on Folly

Lane. If achieved, this could over time influence the housing market.

Market Towns
Bromyard

The emerging Core Strategy plans provision of 500 homes in Bromyard (between 2006-26
including 250 as an urban extension at Hardwick to the north-west of the town (at an average
density of 30 dwellings per hectare (dph)). It is envisaged that this would be delivered before
2016/20.

Taking account of completions and existing commitments, the residual requirement for 50

dwellings will be delivered through small sites. A 40% affordable housing target is proposed.

An allocation of 5ha of employment land is made at Linton.
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Ledbury
2.40 The emerging Core Strategy plans provision of 800 homes in Ledbury, of which 700 are to be

241

2.42

2.43

2.44

2.45

2.46

delivered as an urban extension on the north side of town (to the north of the Viaduct), with
100 to be delivered on small sites in the built-up area and existing allocations. A 40%

affordable housing target is proposed.

A large employment allocation of 12 ha is proposed between Little Marcle Road and Ross

Road to the west of the Bypass aiming to reduce out-commuting.

It is envisaged that the urban extension will be delivered in the next 6-10 years at a higher

average density of 50 dph, reflecting its location close to the town centre and station.

Ross-on-Wye

The emerging Core Strategy plans provision of 1000 homes in Ross-on-Wye of which 350 are
to be delivered in an urban extension of 350 dwellings at Hildersley to the south-east of the
town. Delivery is envisaged within the next five years at an average density of 25-30 dph. The
residual requirement of 100 dwellings is expected to be delivered on small sites in the built-up

area. A 40% affordable housing target is proposed.

Employment provision includes the extant consent for development of 10 ha of employment

land at Model Farm which is expected to come forward in the first half of the plan period.

Leominster

The emerging Core Strategy plans provision of 1,700 homes at Leominster of which a
substantial proportion are to be delivered through an urban extension to the south west of the
town which will support delivery of a southern relief road. In addition there is an outstanding
allocation at Barons Cross Camp. A 25% affordable housing target is proposed, reflecting

development viability.

Kington

Kington is the smallest market town and the plan proposes only modest development with no
strategic housing allocations. There is however an allocated residential site at Old Eardisley

Road which has not as yet been completed. A 35% affordable housing policy is proposed.
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Rural Areas
2.47  The emerging plan allocates 4,500 homes to the rural areas between 2006-26, proposing a

2.48

2.49

2.50

251

2.52

focus on provision on rural service centres (to accommodate potentially 100 new dwellings)

and hubs which have some services (to accommodate up to 30 new dwellings).

West Strategic Housing Market Assessment

Sub-regional housing markets have been defined across the West Midlands, with
Herefordshire together with Shropshire fall i ng wi t hin the &6Westo
Strategic Housing Market Assessment (SHMA) was prepared by consultants Outside

Research and published in 2007. I|ltsbé6 key f

Population growth is a key demand driver, with evidencet h a t Herefordshi
grown strongly driven by net in-migration. There is a dispersed pattern of migration to
Herefordshire, including from Wales, Gloucestershire, Birmingham, Bristol, Worcester and the
Home Counties. There has also been a substantial recent inflow of Eastern European

migrants (typically living in the private rented sector, HMOs and caravans).

The County already has an above average proportion of older people, and the ageing of the
population over time will also affect housing demand. Two thirds of projected household
growth of 18,000 over the 2006-26 plan period is expected to be of one person households

with the remaining third forming family and other multi-person households.

There is a high level of detached housing within the County and an undersupply of other,
typically smaller, house types. The social sector has declined in size since 1991, although the
private rented sector has grown. House prices grew rapidly from 2002-8 (with the greatest
increases for flats/maisonettes) and are above average for the region, whilst wages are below
average and there is evidence of under- and un-employment. These factors have come
together to create significant affordability pressures i particularly within rural areas where low
affordable housing supply, a high proportion of detached housing and in-migration have come
together.

Net annual affordable housing need for 1,113 dwellings per annum across the County is
identified (based on secondary sources) which is higher than the total planned supply.
However evidence from Cambridge University (CCHPR) referenced in the Assessment
identifies a need for 955 dwellings per annum with 65% provision of market housing, 23%

social rented and 12% intermediate.
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3.1

3.2

3.3

3.4

3.5

OVERVIEW OF HOUSING MARKET DYNAMICS

The Geography of Herefordshire

Hereford is a predominantly rural county covering 842 square miles situated in the south-west
corner of the West Midlands region bordering Wales. Population density is low. The City of
Hereford is the centre of the County for employment, administration, health, education and
shopping facilities. The other principal locations are the five market towns (in descending

order of size) of Leominster, Ross-on-Wye, Ledbury, Bromyard and Kington.

Herefordshire has beautiful unspoilt countryside, distinctive heritage, remote valleys and

rivers.

Herefordshire has limited access to the motorway network via the M50, which starts near
Ross-on Wye and joins the M5 north of Tewkesbury in Gloucestershire, and the M5 at
Worcester. The other main road links, which all pass through Hereford City, are the A49
(running from north to south), the A438 (running from east to west) and the A4103 to

Worcester.

Within Herefordshire, Hereford City, Ledbury and Leominster have railway stations, although

many of the lines through the county are single tracks.

Population and Socio-Economic Profile

Herefordshire had an estimated population in 2009 of 179,100. The population over the last
20 years has consistently grown at a faster rate than across the West Midlands (and England
since 1996). Looking more specifically at the decade to 2009, Heref ordshi
increasing by 4.0% over the decade to 2009 compared to 3.7% growth across the West
Midlands.
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Figure 3.1: Population Growth, 1989 7 2009
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3.6 The population is not particularly diverse, with 96% of the population of White British origin

compared to 83% across the West Midlands”.

3.7 The population structure has an above average proportion aged over 50 and a particularly low

proportion aged 15-34 relative to the regional and national profiles.

Figure 3.2: Population Structure, 2009
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* ONS Estimates, Mid 2007
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3.8 Over the last 30 years, the proportion of the population aged over 34 has been increasing,
whist the numbers aged 15-34 has been declining.

Figure 3.3: Changes in the Population Structure
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3.9 Of those of working age, there are a particularly high proportion of people who are small
employers or own account workers (e.g. self employed) within the County. A slightly above
average proportion of people are employed in managerial and professional occupations
relative to the regional profile.

Figure 3.4: Socio-Economic Profile of the Population
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3.10 However the key feature of the occupational structure is the proportion of people employed in
skilled trades: at 16.1% in Herefordshire, this is substantially higher than across the West

Midlands or nationally (11.1% and 10.4% respectively).

3.11 The ACORN Mosaic classification published by Experian indicates a very high proportion of

the population falling into the following categories:

e Rural Solitude
e Small Town Diversity
¢ Professional Rewards

e Active Retirement

3.12  Of the 116 Lower Super Output Areas (LSOASs) in Herefordshire, 6 fall within the 20% most
deprived nationally based on the 2007 Index of Deprivation. These fall within Belmont and St
Martins and Hinton wards in Hereford (South Wye and Central); together with Leominster
North. Bromyard and Ross-on-Wye North also fall within the 20% most income deprived

areas.

Economic Performance and Commuting

3.13  Herefordshire has a relatively low value economy, with GVA per head in 2008 which was 25%
below the UK average and 8.6% below the West Midlands average. With a high 85% self-
containment of travel to work patterns in 2001, this is borne out in the wages of residents.
Gross weekly pay in 2010 at £417.70 for full-time workers was 11% below average for the
region (£469.20) and 17% below the national average (£501.80). Low wage levels are borne
out in housing affordability issues. The Council ¢

rather than narrowing, the gap is widening.

3.14  The low value economy is partly a function of the Count yés economic structur e
high proportion of jobs in manufacturing (accounting for 14.9% of employee jobs compared to
13.8% across the West Midlands and 10.2% across the UK), but these are primarily in low
and medium technology activities including food and beverage production, rather than higher
value-added activities. Distribution, hotels and restaurants are also strongly represented
(accounting for 26.2% of employee jobs compared to 13.8% across the West Midlands) and
includes jobs in tourism-related sectors. The agricultural sector is also well represented.
There is a low level of employment in finance, IT and other business activities which has been
a key growth sector nationally in recent decades. This sector accounts for 11.9% of
employment in Herefordshire compared to 18.6% across the West Midlands and 22.0%

nationally. Overall, just 34% of employment is in knowledge-intensive industries compares to
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44% across the West Midlands and 48% nationally (and the majority of these are in the public

sector, which is expected to contract in the short-term).

3.15 A key feature of the economic structure is a low representation of higher-value private sector
businesses: this is a structural economic weaknes
Opd pheralityd in a national or regional context,
centre and the strength (or weakness) of the road and rail links. However this needs to be set
against supply-side regeneration measures, including proposals in the Core Strategy for
employment land releases together with regeneration projects such as Edgar Street Grid

which is anticipated to generate up to 900 jobs.

3.16  Evidence of the skills profile tends to suggest that the qualifications levels are reasonable:
with 27.3% of the working-age population being qualified to NVQ Level 4 or above (equivalent
to degree level) which is above the West Midlands average, 24,8%, although below average
nationally (29.3%)5. The level with NVQ3 and above is also above the regional average. This
suggests that skills are not constraining the local economy (not withstanding skills shortages

in particular sectors or occupations).

3.17  Total employment increased in Herefordshire in the period 2001 1 2008 faster than growth in
the resident working age population, resulting in an increase in the jobs density from 0.81 to
0.88. In 2008 the jobs density exceeded the regional average of 0.77 and taking into account
economic activity the suggestion is that total employment actually exceeded the number of

people in work.

3.18 Evidence of commuting patterns from 2001 suggests that there was a moderate net outflow of
people to work of 4,000, although the level of self-containment of travel to work patterns was

relatively high.

3.19 Levels of economic participation are strong. Economic activity in Herefordshire stood at
80.1% in 2009/10° which was above both the regional and national averages (75.2% and
76.4% respectively). Similarly the employment rate at 75.2% was above average (although
this had fallen from a peak of 77.8% in 2008/9).

3.20 There is a high level of self-employment in the County which at 14.7% is substantially above
the 8.1% across the West Midlands and 9.0% across Great Britain. This particularly reflects

self-employment in the agricultural sector.

° ONS Annual Population Survey July 2009 i June 2010
6 ONS Annual Population Survey July 2009 i June 2010
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3.21

3.22

3.23

3.24

3.25

There are a notable number of seasonal workers in the agricultural sector. Herefordshire
Council undertook a survey of farms in 2010 to estimate employment of overseas seasonal
workers. This survey of 23 farms identified seasonal employment of c. 4,600 of which 50%
were aged 25-34 and 27% 18-24. Seasonal employees were mainly from Bulgaria, Poland
and Romania. However 20 of the 23 farms surveyed reported that they provided
accommodation for all of the workers. Nonetheless, consultation with estate and letting
agents has indicated that there is some impact from agricultural employment on demand

within the Private Rented Sector in Herefordshire.

A total of 9.2% of the resident working-age population are in receipt of key out-of-work
benefits (including job seekers allowance, incapacity benefit and employment and support
allowance). This is below levels across the West Midlands and nationally (13.9% and 12.4%
respectively). 2.1% of the resident working-age population was in receipt of Job Seekers
Allowance: again below GB and West Midlands averages (3.5% and 4.4%). The number of
JSA claimants has fallen since the beginning of the year but is still above the low point of
1.2% in late 2007. Of the total of 2,255 claimants in November 2010, 77% had been claiming
for over 6 months and long-term unemployment is a particular issue for the County. Total

unemployment is modelled at 5.6%.

Levels of part time working are above average, at 14% compared to 12% nationally. In the
short-term it is expected that there is some latent capacity in the local labour market, either
through unemployment or underemployment. This will allow some employment growth without

growth in the size of the labour force.

Current Housing Offer

A higher proportion of housing in Herefordshire is owner occupied, with 70.8% of households
being owner occupiers in 2001 in Herefordshire compared to 69.6% across the West
Midlands and 68.7% across England. The social rented sector accommodated a lower
proportion of households in 2001 at 15.2% compared to 20.6% across the West Midlands and
19.3% across England. Private renting in Herefordshire at 10.4% was marginally above the

national average (10.0%), and more notably above the regional average (7.3%).

A particular feature of the County is a very high proportion of detached housing, which
represents 43.1% of the housing stock compared to 23.9% across the West Midlands and

22.6% across England.
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3.26

3.27

3.28

3.29

3.30

Figure 3.5 below outlines the profile of house types by tenure.

Figure 3.5: House Types by Tenure in Herefordshire
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Source: Census 2001

The County has a higher proportion of properties in Council Tax Bands E-G than the regional
or national profile. These bands accommodate 25.6% of properties compared to 18%
nationally. There are a low proportion of cheaper properties in Band A and to a lesser extent
Band B.

Evidence from the 2005 Stock Condition Survey undertaken by PPS indicates an above
average representation in the housing stock of pre-1919 dwellings, and those constructed
post 1964. It identified that 23.9% of RSL stock and 33.7% of the private sector stock were
non-decent. The PRS also had the highest level of Category 1 hazards (17%) and
households in fuel poverty (17.3%).

A total of 1270 Houses in Multiple Occupation (HMOs) were recorded in the Stock Condition

Survey, representing 1.6% of the housing stock compared to 2.6% nationally.

Recent Housing Market Dynamics

The housing market context has changed since 2007. Over the decade to 2007, housing
demand grew strongly across the country 7 supported by a period of sustained economic
stability and growth, historically low interest rates and increased choice and competition in the
mortgage market. Housing supply was shown to be relatively inelastic, contributing to a period
of sustained and strong price growth. The sustained growth in house prices together with

mortgage availability supported growth in investment in the residential sector, and with it the
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3.31

3.32

3.33

3.34

size of the private rented sector. A combination of growing costs of home ownership (relative
to earnings) and a decline in the size of the social sector (generally as right-to-buys

outstripped new housing construction) contributing to increasing levels of housing need.

Mar ket conditions have changedddtamatuincaldl yhasi s

constrained access to mortgage finance resulting in a substantial reduction in mortgage
product availability, tightened lending controls and a reduction in loan to value ratios. This,
coupled with market and subsequent economic uncertainty, have severely curtailed market
activity and led to a substantial withdrawal of First-Time Buyers (the lifeblood of the market)

and other marginal groups from the housing market.

There has been a notable reshaping of the dynamics between different segments of the
housing market i with the indication that this is not over yet. Uncertainty coupled with
restricted lending criteria have significantly restricted home purchases, but also impacted on
the buy-to-let market. This has resulted in a substantial growth in demand for private renting i
but one which has not been matched by increases in supply; with the result that rental levels
have grown. Increased difficulties in accessing private housing have had a knock-on effect on
the social sector, with growth in both waiting lists and housing benefit costs set against

reductions in turnover and new supply.

House Prices

House prices in Herefordshire increased by 77% between 1996 Q1 i 2002 Q1 (representing
an average increase of £41,750 in value) which was similar to nationwide trends but more
rapid than house price growth across the West Midlands (62% for the same period). House
price growth accelerated between Q1 2002 i Q3 2004, with average prices in Herefordshire
increasing by 83% in this period (an average increase of £79,500 in value) which exceeded
growth across the West Midlands (70%/ £55,600) and England and Wales (66%/ £62,500).

Following a period of relative price stability in late 2004 and early 2005 influenced by a
deterioration in housing market confidence, house prices again increased but at a more
moderate rate. Average prices grew by 12% in Herefordshire between Q4 2004 and Q3 2007
(gaining £21,000 in value, again similar to growth across England and Wales but higher than
elsewhere in the West Midlands). They then remained broadly static over the following year to
Q4 2008, regaining in the second half of the year losses in the first. In this initial period of the
market downturn, prices in Herefordshire remained more robust than elsewhere (with a fall in

prices of £5,000 recorded across the West Midlands and £6,500 nationally).
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3.35 However we saw a sharp correction in house prices in late 2008, with median prices in
Herefordshire falling by £32,000 between Q3 2008 i Q1 2009: a loss of -16% of their value.
While there has been some subsequent growth, prices have yet to regain their peak values of
£197,000 in Q3 2008.

3.36  During 2009 house prices increased in Herefordshire by £30,000: again this was similar to
growth nationally (18%/ £26,500) but stronger than average across the West Midlands (8%/
£10,000). However in the first three quarters of 2009, there has been a further moderate
correction in Herefordshire with prices falling by -£5,000 / 3% relative to continued price

growth at the regional and national levels.

Figure 3.6Median House Prices1996¢ 2010

. TN
"

Source: CLG 2010

Sales

3.37 Transaction levels (sales) reflect the relative buoyancy of the market and provide an
indication of effective demand for market housing. As Figure 3.7 below shows, total sales in
Herefordshire increased by 50% from 717 in 1996 to 1083 in 1999 and remained around the

1000 mark until 2003 reflecting strong housing market conditions.

3.38  There was a strong downturn in housing market activity in late 2004 and early 2005, but the

market and sales volumes improved in 2006 and remained stable in 2007. However from Q3
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2007 the market turned sharply downwards, sales falling from a peak of 1,113 sales to 445

sales two quarters later.

3.39 There has been very limited subsequent recovery, with average sales over the past three
years averaging 532 per quarter and remaining substantially below the average over the
preceding decade of 954. Average sales volumes have been around half those achieved at

the peak of the market.

Figure 3.7: Quarterly Sales in Herefordshire, 1996 i 2010
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3.40 There is a strong relationship between sales rates and price growth as Figure 3.8 indicates.

Figure 3.8: Annual Changes in House Prices and Sales Volumes
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The Private Rented Sector

3.41  There is a paucity of data available on the private rented sector. This is an issue at a national
level. Private renting in Herefordshire in 2001, according to the Census, was 10.4%:
marginally above the national average (10.0%) and more notably above the regional average
(7.3%). As Figure 3.5 set out this includes a range of house types. As we have noted, Houses
in Multiple Occupation represented 1.6% of the housing stock according to the 2005 Stock
Condition Survey with the sector having the highest levels of homes with Category 1 hazards
(17%).

3.42 There is evidence that at a national level levels of private renting have increased notably
since 2001. Research undertaken nationally7 has indicated that the private rented sector was
in decline until the late 1980s, but following the 1988 Housing Act which introduced assured
shorthold tenancies is has been growing, increasing from 2.1 million properties in 1989 to
almost 3 million in 2006. Growth since 2000/1 has been supported by increasing volumes of
buy-to-let mortgage lending (following the introduction of buy-to-let mortgage products in
1996).

! NHPAU (2008) Buy-to-Let Mortgage Lending and the Impact on House Prices
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3.43

3.44

3.45

3.46

3.47

3.48

The withdrawal of mortgage products by banks tightening lending practices, coupled with the
market downturn have, however curtailed investment purchases since 2008. Tightening
lending criteria have equally restricted volumes of first-time buyers8 supporting growth in
demand within the private rented sector. In many areas this has been having an effect on the
rental market, with greater demand than supply leading to growth in rents over the last couple
of years (2009 and 2010).

Reflecting the short-term nature of tenancies, turnover of properties in the private rented
sector is generally high with evidence nationally suggesting a turnover rate of 36% of
properties per annum®. The sector plays an important role in providing for housing for young
professionals and families who cannot afford to buy, low income households (including some
supported by Local Housing Allowance) and households looking for flexibility (including those

who have recently moved jobs, recent divorcees etc.).

Qualitative evidence on trends in the private rented sector has been gleaned from discussions
with estate and letting agents. This confirms that the investment market is weak (with little
growth in supply), but that demand in some parts of the County has been strong. It suggests
that the market in Hereford and Bromyard has been relatively stable over the past 12 months;
but that the market has been strong in Ross-on-Wye, Leominster and Ledbury with demand

exceeding supply and supporting some rental growth.

A recent report by Housing Vision™ suggest that in Ledbury the private rented sector grew in
size by 43% between 2001 and 2008. It suggests that an active private rented market of
small landlords had grown over the previous three years and that the sector is operating as a

holding ground for households unable to buy or purchase shared ownership properties.

While there ispéd repcdghased dhpas area thi
due course the 2011 Census will provide more detailed information on the private rented

sector.
Considering Future Housing Market Dynamics

In looking at what might happen in the future, the ability of the banks to lend is likely to be
affected by both future regulation of -hatked
securities (which shows some signs of improving) as banks need to refinance their loan

books. These will be critical to the revival of the housing market.

8 Supported by evidence from Council for Mortgage Lenders
o Survey of English Housing
10 Housing Vision (2010) Research to identify the Role of Intermediate Housing Market in the West Midlands Region.
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3.49

3.50

3.51

3.52

3.53

3.54

3.55

In the social sector, the new Coalition Government has heralded a period of considerable
change. For the Private Rented Sector, the cap on Local Housing Allowance payments will
come into force in April 2011. Government has also proposed in the Comprehensive
Spending Review (and subsequently in the draft Localism Bill) changes to end fixed term
social housing tenancies, changes to allocations policies relating to the treatment of young
single people and under occupancy restrictions, and providing an increased proportion of
housing for intermediate rent. Together these will affect both the assessment of need and the

need/ supply dynamics in the social sector.

The policy and funding landscape is also changing dramatically: with changes to the Housing
Revenue account, reductions in budgets for new affordable housing (significantly) and
Supporting People. Together with changes in the residential market - with reductions in
values and revised attitudes of lenders to risk - this is likely to have significant implications on
the mechanisms used to deliver new affordable housing. Innovative solutions are going to be
needed.

Demand for Accommodation by Gypsies, Travellers and Showpeople

A Gypsy & Travellers Accommodation Assessment (GTAA) was undertaken by the Centre for
Urban and Regional Studies (CURS) at University of Birmingham, published in 2008. This

includes a survey and needs assessment covering Herefordshire.

The GTAA identifies a requirement for 83 additional pitches between 2007-12 and for 26
additional pitches between 2012-17. It recommends that a range of tenure options and site
sizes are provided, with pitches provided in locations with good access to schools and

services to support social inclusion although the assessment was not site specific.

Other Vulnerable Groups

Herefordshire Council provides a range of services to provide support and suitable housing
for a range of vulnerable groups. These include people with physical and learning disabilities,

and mental health problems, as well as older residents.

The Council provides a Home Improvement Agency service to support independent living for

vulnerable households, as well as providing a range of grants and a handypersons service.

The Co un cal Indéestment @lan, developed in conjunction with the Homes and
Communities Agency, sets out priorities for investment (as summarised in Section 2). These
include priorities for provision of additional general needs accommodation for single people

and families with mental health issues; and for delivery of additional extra care and shared
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supported accommodation, as well as ground floor and adapted properties for people with
learning disabilities.

3.56  Herefordshire can expect to experience substantial growth in its population of older persons
over the period to 2026. Because of the demographic structure of the population and
improvements in life expectancy, the population aged over 70 is expected to increase
substantially, as Figure 3.9 indicates. This is based on a demographic forecast that takes

account of planned housing development in each of the HMAs.

Figure 3.9: Population Change in Older Age Groups, 2006-26
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3.57  Growth in the population of older persons varied across the HMAs but the picture is similar:
substantial growth in the population of older persons can be expected in all. Our projections
indicate that the population aged over 70 (that most likely to need support) will increase from
25,000 in 2006 to 38,000 in 2026 representing growth of 52%. Across the HMAs, we expect
the highest proportional growth to occur in Golden Valley (82%), Bromyard (77%) and Ross
(76%) HMA, with lower levels in Kington and Leominster (71%), Hereford (69%) and Ledbury
(60%). Growth in the population of older persons will support demand for adaption to existing

homes and to specialist forms of accommodation.

3.58  Our research indicates that the movement of older households from other parts of the County
to Herefordshire is a notable trend. This is described in further detail in regard to the 7 HMAs.
Supporting downsizing and providing a choice of suitable properties for older households will

help to release supply of larger family housing for other groups.
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3.59  The Council has commissioned a study to look specifically at housing and support needs of

older people, which will provide further evidence regarding housing needs.
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4.1

4.2

4.3

DEFINING LOCAL HOUSING MARKETS

Herefordshire f or msregpralhbusimgfmarket withivettse tWeest Blidiands
region which covers Shropshire, Telford & Wrekin and Herefordshire'. The sub-regional
housing market was defined (to inform development of the Regional Housing Strategy)
principally on the basis of price similarities (based on areas in which a similar home in a
similar neighbourhood would command a similar price), together with consideration of travel
to work patterns and wider socio-economic characteristics. The key characteristics of the

housing market were identified as:™

e Relatively high house prices and pressure for second homes;
e Highly complex and frequently long-distance travel to work patterns;
e Limited strength of the functional/ labour market relationship with the Black Country

conurbation.

The housing market has an older population structure and low BME population, a high
proportion of detached (and semi-detached) housing. It has a high level of economic
participation, with higher levels of self-employment and part-time working. The occupational
structure shows high levels of professional and skilled trade occupations. Many of these
characteristics are common to largely rural sub-regions which are more peripheral to major

employment centres.

A Strategic Housing Market Assessment for the West HMA was undertaken by Outside
Consultants and published in 2008. This sought to define local housing markets in
Herefordshire and Shropshire, taking account of commonalities in key indicators such as
tenure and house type profile, incomes and affordability, and house prices; as well as
geographical proximity. The consultants overlaid a number of these indicators and tested
initial conclusions with stakeholders. Alongside this work, Herefordshire Council have
analysed travel to work patterns in the County. Bringing this work together, seven local

housing markets in Herefordshire have been defined, which are:

e Hereford HMA

e Ross-on-Wye HMA
e Ledbury HMA

e Golden Vvalley HMA
e Bromyard HMA

e Leominster HMA

1 University of Sheffield (2005) Defining Housing Market Areas in the West Midlands
12 University of Sheffield (2005) West HMA Sub-Regional Report
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e Kington HMA

4.4 The defined HMAs covering the County are broadly focused on Hereford and the market

towns, except for the Golden Valley HMA which is predominantly rural.

4.5 The approach used takes account of house prices and rates of change in house prices;
patterns of household movement (migration), and wider contextual data including travel to
work patterns which demonstrate the functional relationships between where people live and

work in accordance with Government Guidance®.

4.6 The remainder of this report seeks to profile housing market conditions and drivers in each of

these housing markets to inform policies regarding future housing provision and investment.

13 CLG (2008) Identifying Sub-Regional Housing Markets i Advice Note
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5 APPROACH TO ANALYSING THE HOUSING MARKET

51 In advance of presenting the detailed analysis for the seven individual housing markets, this

section first outlines the overall methodology adopted, as this is consistent across each of the
HMAs.

5.2 The Section dealing with each HMA addresses the following:

Geography 1 outlining the size and location of the HMA, the settlement structure and
access to services;

Current Housing Offer i profiling the current housing offer, considering the number of
properties, tenure profile, house type composition, levels of vacant and second homes;
Socio-Economic Characteristics i addressing levels of employment and the economic
structure, as well as concentration of income-deprived households;

Housing Need 1 addressing both the affordability of market housing, and providing a
housing need analysis to identify the shortfall of affordable housing within the HMA. The
section also considers the income profile against house prices to consider relative
requirements for social rented and intermediate housing;

Housing Market Performance i provides a profile of house prices and rents, and draws
out conclusions from consultation with local estate and letting agents to identify key
housing market dynamics;

Potential Population and Economic Growth i outlines proposed development in the
HMA and provides an assessment of potential changes in the occupational structure
arising from projected economic performance;

Future Housing Requirements i uses the Housing Market Model to numbers of homes
of different sizes and profile of houses vs. flats required in each HMA, and within the main
towns and rural areas within this. This analysis is provided separately for the market and
affordable sectors based on the proposed tenure mix set out in the draft Core Strategy;
Vulnerable Groups i summarises wider research addressing the needs of vulnerable
groups;

Delivery Considerations 1 concludes with key points relating to the delivery of housing
within the HMA where appropriate.

Housing Need

5.3 Our analysis of housing need draws on a number of different sources of information, in

particular analysis of the HomePoint Housing Register and demographic projections of newly

forming households. All information used from this source is current as of January 2011.
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5.4 As part of our analysis of Housing Register information we also took the opportunity to
discuss this data with HomePoint. A nhumber of potential issues were highlighted which are

briefly worth discussing prior to our analysis of this source.

5.5 Firstly it was noted that households are registered in terms of bedroom eligibility on the basis
of the bedroom standard whereby a standard number of bedrooms is allocated to each
household in accordance with the age, sex and marital status of its members and their
relationships to one another. Whilst this is perfectly reasonable, it was felt that with additional
flexibility that the supply of family housing could be increased. For example a single older
person household living in a three bedroom home would only be offered a one bedroom home

(on the basis of need) and such households will often not bid for properties of this size.

5.6 The second point was relating to allocations where it was noted that some local RSLs have
slightly different policies relating to accommodation size for larger homes. In some cases of
larger families for example one RSL might consider a three bedroom property to be
appropriate whilst another might suggest four bedrooms. This can cause some difficulty for
particular households in understanding which properties it is appropriate for them to bid for

and a single unified policy to size allocations was recommended by staff at HomePoint.

5.7 The Housing Needs Analysis adopts the following key definitions relating to housing need,

affordability and affordable housing:

e Housing Need: Housing need is defined as the number of households who lack their
own housing or who live in unsuitable housing and who cannot afford to meet their
housing needs in the market. In this assessment we have based this measure on
information from the Council ds Housing Register

e Newly-Arising Need: Newly arising (or future) need is a measure of the number of
households who are expected to have an affordable housing need at some point in the
future (measured annually). In this assessment we have used trend data from the
Housing Register and also demographic projections about the number of new households
forming (along with affordability) to estimate future needs.

o Affordable Housing Supply: An estimate of the likely future supply of affordable housing
is also made (drawing on secondary data sources about past lettings of existing stock).
The future supply of affordable housing, taking account of expected new build stock, is
subtracted from the future need to make an assessment of the net future need for
affordable housing.

o Affordability: Affordability is assessed using income data provided by Experian along

with the cost of suitable market housing (to either buy or rent). Separate tests are applied
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for home ownership and private renting and are summarised below (both tests are fully in
line with the advice given in the Practice Guidance):

0 Assessing whether a household can afford home ownership - a household is
considered able to afford to buy a home if it costs 3.5 times the gross household
income.

0 Assessing whether a household can afford market renting - a household is
considered able to afford market rented housing in cases where the rent payable
would constitute no more than 25% of gross income.

e Affordable Housing: PPS3 provides the definition of affordable housing (as used in this
report). Affordable housing includes social rented and intermediate housing, provided to
specified eligible households whose needs are not met by the market. Affordable housing
should:

0 Meet the needs of eligible households including availability at a cost low enough
for them to afford, determined with regard to local incomes and local house prices

o Include provision for the home to remain at an affordable price for future eligible
households or, if these restrictions are lifted, for the subsidy to be recycled for
alternative affordable housing provision.

o Within the definition of affordable housing there is also the distinction between social
rented and intermediate housing. The definition of intermediate housing is shown below:

e Intermediate Affordable Housing: Thi s i s d eubingmatgdcesasd redith above
those of social rent, but below market price or rents. These can include shared equity

products (e.g. HomeBuy), ot her | ow cost homes for sale and i

5.8 The analysis undertaken herein is intended to provide a picture of housing needs for the
seven housing market areas and Herefordshire as a whole. Herefordshire Council separately
undertakes Housing Needs Surveys for specific villages and parishes at a more local level.

These are available on the Cduncilos Facts and Fi

Local Price/Rent Survey

5.9 The first part of our assessment of housing need is to establish the entry-level costs of

housing to both buy and rent in each Housing Market Area.

5.10 Currently the Council carry out an annual estate agent survey of prices and rents and we
have supplemented information in the latest survey to ensure a consistency of
approach between different areas and also to fit in as closely as possible with

guidance recommendations about assessing local prices and rents.

14 http://lwww.herefordshire.gov.uk/factsandfigures/housingresearch
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511

5.12

5.13

5.14

Our approach has been to carry out a desktop survey using internet sources (mainly
Rightmove and Primelocation). For each area we looked at prices and rents for different sizes
of property from one to four bedrooms within a five mile radius of the main town in each HMA.
In some cases even the five mile radius was not sufficient for a reasonable sample of
properties to be found and so the radius was extended until sufficient data was available.
Extending the search radius was mainly required for smaller (one bedroom) homes and also

four bedroom homes for rent.

Figure 5.1 below shows estimated lower quartile property prices obtained from this search.
The prices have been reduced slightly (on average by about 5%) to take account of the
difference between asking prices and prices paid (based on broad postcode level research

from Hometrack).

The data shows in most areas that prices start for a one bedroom home from about £70,000
to £80,000 with two-bedroom homes (likely to be the main focus for first-time buyers due to
low supply of one bedroom homes) ranging from about £110,000 to £125,000. Larger (three
and four bedroom) homes tended to show a wider range between different areas. Overall, the
lowest prices were shown to be in Leominster with Ledbury typically recording the highest

prices.

Figure 5.1 Entry-level purchase price by Housing Market Area
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Source: Online Estate and Letting Agents Survey (January 2011)

The entry-level cost for private rented accommodation is presented in the figure below. The

figure indicates that entry-level rents in range from about £400 per month for a one bedroom
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home up to around £800-£900 per month for a four bedroom property. Overall, the variations

in rents across the County are not as great as for owner-occupation.

Figure 5.2 Entry-level private rents by sub-market
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Source: Online Estate and Letting Agents Survey (January 2011)

5.15 The final type (tenure) of housing analysed as part of our market survey is social rented
housing. It is important to get an idea of costs in the social rented sector as these will to some
degree dictate the costs of intermediate housing (intermediate housing being priced
somewhere between market and social rented costs). To get information about the social
rented sector we have drawn on data collected through the Regulatory Statistical Return
(RSR).

5.16  Figure 5.3 shows figures for 2009/10 for each of the different sizes of home. As can be seen
the costs are significantly below those for private rented housing indicating a significant
potential gap between the social rented and market sectors. The figures presented are for
lettings made to new tenants and not overall rent levels in the social rented sector (i.e. they
do not include rents paid by tenants who did not move to their current home within the past

year).
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5.17 It has not been possible from this source to provide different rent levels for each of the
Housing Market Areas although generally we would expect relatively little variation by

location.

Figure 5.3 Average Social Rents in Herefordshire 2009/10

Size Weekly Monthly
1 bedroom £62 £269
2 bedrooms £71 £308
3 bedrooms £79 £342
4 bedrooms £90 £390

Source: RSR 2011

Gaps in the Housing Market

5.18 Figure 5.4 estimates how current prices and rents in each of the seven Housing Market Areas
might equate to income levels required to afford such housing. The figures are all based on a
two bedroom home and <clearly indicatleeval apnabket
housing and the social rented sector i demonstrating the potential for intermediate housing to
meet some of the affordable need.
Location Entry-leve_l purchase | Entry-level private Average RSL rent
price rent

Hereford £34,857 £26,400 £14,768
Bromyard £35,429 £26,400 £14,768
Ledbury £32,286 £26,400 £14,768
Ross £33,429 £24,000 £14,768
Kington £35,429 £21,120 £14,768
Leominster £32,571 £21,600 £14,768
Golden Valley £35,429 £22,800 £14,768

Source: Online Estate and Letting Agents Survey (January 2011) and RSR 2011

Calculations based on 3.5x household income for purchase and 25% of income to be spent on housing for

rented properties. Figures for purchase are based on a 100% mortgage for the purposes of comparing the

different types of housing.

Income levels

5.19 Following on from our assessment of local prices and rents it is important to understand local

income levels as these (along with the price/rent data) will determine the affordability of
housing and also provide an indication of the potential for intermediate housing to meet

needs.
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5.20

521

5.22

To assess affordability, a profile of incomes has been purchased from Experian for each of
the seven Housing Market Areas. This data provides information on incomes for both
individuals (adults aged 18 and over) and households and took a base of 2009. For the
purposes of our analysis we are interested in the household information and this is presented

below.

The income data used differs from that from the Annual Survey of Hours and Earnings,
undertaken by ONS, which is for individuals. This ASHE data is more readily available and is
used by the Council to assess relative affordability across the County. However for the
purposes of the needs analysis, the Experian income data has been used as it takes account
of the potential for multiple earners within individual households recognising that in
households with more than one income the joint income can be used to obtain mortgage

finance.

Figure 5.5 shows the distribution of income for the whole of Herefordshire. The data shows
that around a third of households have an income in the range of £30,000 to £40,000 with
around 9% with an income below £20,000 and 6% more than £50,000. The overall average
(mean) income of all households in the County was estimated to be £33,273 with a median
figure of £32,239.

Figure 5.5 Distribution of household income in Herefordshire (2009)
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Source: Experian (2010)
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5.23

Figure 5.6 shows how the distribution of income varies for each of the seven Housing Market
Areas (along with figures for the mean and median income). The data shows that the lowest
incomes were expected to be found in Hereford, closely followed by Leominster. The area
with the highest average income was Ledbury i the mean in this area was estimated to be

around 18% higher than in the Hereford HMA.

Figure 5.6 Income levels by Housing Market Area
Golden

Income band Hereford Brom- Ledbury Ross Kington ITeo- County
yard minster | Valley
Up to £10k 0.1% 0.0% 0.3% 0.0% 0.2% 0.1% 0.0% 0.1%
£10k to £15k 2.6% 0.5% 1.4% 1.4% 0.8% 1.9% 0.3% 1.9%
£15k to £20k 8.3% 5.5% 5.6% 4.2% 7.6% 8.4% 1.8% 6.9%
£20k to £25k 17.8% 13.0% 7.4% 9.6% 14.9% 15.9% 10.1% 14.4%
£25k to £30k 23.9% 15.5% 16.1% 15.3% 19.8% 22.5% 16.7% 20.5%
£30k to £40k 30.5% 31.8% 31.2% 30.5% 40.3% 31.1% 43.7% 31.7%
£40k to £50k 12.3% 23.4% 25.3% 29.9% 13.4% 16.7% 22.9% 18.3%
£50k to £60k 3.6% 8.8% 10.7% 7.6% 2.0% 2.8% 3.8% 5.1%
£60k to £75k 0.8% 1.4% 2.0% 1.3% 1.0% 0.5% 0.4% 1.0%
£75k+ 0.2% 0.2% 0.1% 0.2% 0.0% 0.1% 0.3% 0.2%
Total 100.0% | 100.0% | 100.0% | 100.0% | 100.0% | 100.0% | 100.0% | 100.0%
Estimated
households 35,790 5,080 8,369 13,122 4,220 10,682 2,711 79,974
Mean £31,219 | £35,792 | £36,916 | £36,671 | £32,180 | £31,818 | £35,412 | £33,273
Median £30,060 | £34,891 | £36,319 | £36,426 | £31,649 | £30,964 | £34,794 | £32,239

Source: Experian (2010)

5.24

5.25

Price:Income Ratios and Affordability of Market Housing

By combining the income data above and our estimates of property prices it is possible to
construct price:income ratios and also look at the proportion of current households who are

unable to afford market housing.

The table below shows the lower quartile property prices (for a two bedroom home) along with
the lower quartile income (calculated from the above distributions) and uses this data to
calculate a price:income ratio. Whilst this measure does not imply anything directly about
levels of housing need it does provide a good measure of relative affordability levels in
different parts of the area and is also a measure that can fairly easily be monitored in future
the CLGbds Strategic

(as recommended in
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5.26  The table shows that the price:income ratio varies from 4.00 in the Ledbury HMA to 5.14 in

the Hereford HMA. The differences between areas are largely driven by different income

levels.

Figure 5.7 Price:income ratios by Housing Market area (prices based on 2 bedroom

home)

) Entry-level purchase Lower quartile . .
Location . . Price:income ratio
price income
Hereford £122,000 £23,733 5.14
Bromyard £124,000 £26,896 4.61
Ledbury £113,000 £28,251 4.00
Ross £117,000 £28,220 4.15
Kington £124,000 £25,085 4.94
Leominster £114,000 £24,215 471
Golden Valley £124,000 £28,591 4.34

Source: Online Estate and Letting Agents Survey (January 2011), RSR 2011 and Experian (2010)
Calculations based on 3.5x household income for purchase and 25% of income to be spent on housing for
rented properties. Figures for purchase are based on a 100% mortgage for the purposes of comparing the

different types of housing.

5.27  Following on from this measure we have used the data to make an estimate of the number of

households able to afford market housing. Again, this measure does not in itself provide and

direct indication of levels of housing need but will provide an indication of in which areas

households may be more or less likely to be able to access market housing, without some

form of subsidy (e.g. Local Housing Allowance).

5.28 To assess affordability we have used a composite measure of the income required based on

the mid-point of the income required to buy and the income needed to rent a two bedroom

home as shown earlier in this section. The distribution of household incomes in each HMA are

then used to estimate the likely proportion unable to afford that housing cost. The table below

shows the income estimated to be required to afford market housing, the number of

households unable to afford and the proportion of total households.
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5.29  The table shows that across the County it is estimated that around 42% of households are
unable to access market housing (i.e. house purchase or private rental without benefits) on
the basis of income levels. The area with the lowest proportion unable to afford is Golden
Valley (at 26%) whilst over half (54.6%) of households in the Hereford HMA are calculated to

be unable to afford market housing.

Figure 5.8 Estimated Proportion of Households Unable to afford Market Housing (2-bed

Property) without Subsidy

Income required to | Number unable to Estimated % of households
HMA
access market afford households (2010) unable to afford
Hereford £30,629 19,851 36,345 54.6%
Bromyard £30,914 1,931 5,163 37.4%
Ledbury £29,343 2,499 8,711 28.7%
Ross £28,714 3,445 12,968 26.6%
Kington £28,274 1,562 4,283 36.5%
Leominster £27,086 3,871 10,846 35.7%
Golden Valley £29,114 690 2,659 25.9%
Total - 33,848 80,976 41.8%

Source: Online Estate and Letting Agents Survey (January 2011) and Experian (2010)

Housing Needs Methodology
5.30 The figures presented in this report for affordable housing needs have been based on
secondary data sources including analysis of the HomePoint Housing Register. The housing
needs modelling undertaken provides an assessment of housing need for a five year period
(which is then annualised) with longer term estimates of likely requirements being provided
through our Housing Market model (which looks at the impact of demographic change on
requirements in both the affordable and market sectors). Each of the stages of the housing

needs model calculation are discussed below.

Current Housing Need (Backlog)

5.31 The backlog of housing need (for affordable housing) has been based on the number of
households registered on the Housing Register i at the time of the assessment there were
exactly 5,000 households registered for housing with HomePoint. This figure does not
however represent our estimate of backlog need.

5.32  The Housing Register includes an assessment of the level of priority for housing of each
household; this is split into four bands: Gold (with priority), Gold, Silver and Bronze. The first
three of these bands are considered to be households with a genuine need and have been
the CLGs Or easehoasind e

assessed i n l i ne wi t h
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need. The reasonable preferences categories are in-turn similar to the categories used in
CLGs Strategic Housing Market Assessment guidance. The table below shows the number of

households in each band along with the relevant HMA.

5.33  Where households have indicated a preference for location this is taken as the HMA,
however, in over 60% of cases no locational preference is recorded and so the area of current
residence is taken as the HMA. As the table shows there are also a number of households

who have No Fixed Abode or who live out of the County.

5.34 The data shows that overall around 62% of households fall into one of the reasonable
preference category bands with figures varying from 49% in Kington to 64% in Hereford.
Virtually all households of no fixed abode are in a reasonable preference category whilst

those living outside the county are relatively less likely to be given preference.

Figure 5.9 Housing Register priority banding by HMA

Gold Total
. . % gold/
HMA (with Gold Silver Bronze Total gold/ silver
priority) silver
Hereford 87 460 1,094 942 2,583 1,641 63.5%
Bromyard 3 27 73 80 183 103 56.3%
Ledbury 4 60 129 136 329 193 58.7%
Ross 4 70 235 225 534 309 57.9%
Kington 2 27 58 91 178 87 48.9%
Leominster 8 87 224 204 523 319 61.0%
Golden Valley 2 29 63 59 153 94 61.4%
No fixed abode 4 54 106 1 165 164 99.4%
Out of County 2 19 151 180 352 172 48.9%
Total 116 833 2,133 1,918 5,000 3,082 61.6%

Source: HomePoint Housing Register January 2011

5.35  Therefore in total there are 3,082 households who are considered to be in housing need. We
have further discounted this figure to take account of households already living in social
rented housing. This is because such households (although they are in need) will release an
affordable home when they move and there will therefore be no net requirement for additional

affordable housing to be provided.

5.36  The table below therefore shows an estimate of the net backlog of need taking account of
transfers. The number of households where no locational information was available have
been spread pro-rata with those households for whom we do have such information and so

the need figures in the table (other than the total) do not match those in the table above.
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5.37  The table shows an estimated transfer supply of 850 homes i this leaves a net need of 2,232.

The need is highest in the Hereford HMA (1,347) and lowest in Bromyard, Kington and

Golden Valley.

Figure 5.10 Estimated backlog need by HMA

HMA Estimated need Transfer supply Net need
Hereford 1,842 495 1,347
Bromyard 116 37 79
Ledbury 217 67 150
Ross 347 81 266
Kington 98 29 69
Leominster 358 101 257
Golden Valley 106 41 65
Total 3,082 850 2,232

5.38

5.39

5.40

541

Source: HomePoint Housing Register January 2011

Our estimated level of backlog need is therefore 2,232. We can however additionally consider
the fact that a small number of these households might be able to afford market housing
without the need for subsidy. Our analysis of Experian income data suggests that between
0.6% and 1.4% of households on the register might be able to afford market housing and so
any further adjustment would only have a minor impact on the figures. Our backlog of need

therefore remains at 1,781.

Newly Arising Need

To estimate newly arising (projected future) need we have looked at two key groups of

households based on the CLGs SHMA guidance. These are:

Newly forming households

Existing households falling into need

For newly forming households we have estimated (through our demographic modelling) the
number of new households likely to form over the five year period and then applied an
affordability test. The number of newly forming households are limited to households forming
who are aged under 35. This methodology is recognised in guidance as a robust method for

assessing the number of newly forming households.

Whilst the methodology estimates the number of newly forming households it is recognised

that some of these will actually move away from the County to secure housing. However,
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there will also be new households moving to the area for other local authorities. It is therefore
assumed that the number of in and out-migrant households will roughly be in balance. This

assumption is in line with guidance.

5.42 In terms of affordability we have been able to use our HMA level income data to provide a
localised estimate of the likely proportion of households unable to afford market housing. Our
assessment suggests that overall around 80% of new households will be unable to afford
market housing. There is some variation by HMA with 36% of new households in Ross

estimated to be able to afford compared with only 12% in the Hereford HMA.

Figure 5.11: Estimated level of Housing Need from Newly Forming Households (Five

Year Period)

Number of new

HMA households % unable to afford Total in need
Hereford 2,324 87.7% 2,039
Bromyard 275 75.9% 209
Ledbury 411 66.8% 274
Ross 613 64.0% 393
Kington 264 84.1% 222
Leominster 706 75.8% 535
Golden Valley 119 76.2% 91
Total 4,712 79.9% 3,763

Source: GL Hearn/JGC Projection Modelling

5.43  The second element of newly arising need is existing households falling into need. To assess
this we have again used the HomePoint Housing Register data. We have looked at all
applications made over the past five years who still remain on the register as of January
2011. This reflects the unmet need from households joining the register over the past five
years. From this we have again excluded households in the Bronze Band as well as any
newly forming households (e.g. those currently living with family) and also those currently
living in the County in affordable housing.
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5.44  The table below therefore shows our estimate of likely new need from existing households
over the next five years by HMA. As with previous tables we have assigned information from
those living out of County or of No Fixed Abode on a pro rata basis with the households for

whom we have locational information.

5.45  The data shows an additional need arising from 983 households, with over half of these being
in the Hereford HMA.

Figure 5.12: Estimated level of Housing Need from Existing Households (Five Year

Period)

Number of existing
HMA L % of need
households falling into need

Hereford 554 56.4%
Bromyard a7 4.8%
Ledbury 71 7.2%
Ross 126 12.8%
Kington 37 3.7%
Leominster 121 12.3%
Golden Valley 27 2.8%
Total 983 100.0%

Source: HomePoint Housing Register January 2011

Supply of Affordable Housing

5.46  The supply of affordable housing has been based on information provided by HomePoint
about properties that have been let over the past five years. Overall, there have been 4,141
lettings over the past five years (an average of 828 per annum). The number of lettings has
been roughly constant over this time and so is likely to be a reasonable guide to the future

supply of affordable housing.

5.47  Within the supply of affordable housing are figures for intermediate housing; these are split
into shared ownership, low cost market housing and intermediate rent. In total, some 1.5% of

the supply is intermediate housing, ranging from 0% in Kington to 4.1% in Bromyard.
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5.48 The table below shows the affordable housing supply over the past five years in each HMA.
Around half of the total is in Hereford with the lowest supply being found in Kington and
Golden Valley.

Figure 5.13: Estimated supply of social rented housing (five years) by HMA

Shared Low cost Intermed- Social % inter-
HMA . . Total .
owner-ship market iate rent rented mediate
Hereford 20 3 5 2,029 2,057 1.4%
Bromyard 0 0 12 280 292 4.1%
Ledbury 3 0 0 349 352 0.9%
Ross 2 0 1 511 514 0.6%
Kington 0 0 0 178 178 0.0%
Leominster 12 0 3 646 661 2.3%
Golden Valley 1 0 0 86 87 1.1%
Total 38 3 21 4,079 4,141 1.5%

Source: HomePoint Housing Register January 2011

Net Housing Need

5.49 The table below shows our overall calculation of housing need. The data shows an overall
need for affordable housing of 2,837 units over the next five years. Nearly two-thirds of the
need (66.4%) is expected to arise in the Hereford HMA with the lowest level being found in
Bromyard (43 units over the next five years). Overall, the data confirms that there is a
requirement for additional affordable housing to be provided in all parts of the County.

Figure 5.14: Estimated level of housing need (2011-16)

Newl Existing

Backlog . y households

HMA forming . Total need Supply Net need
need falling into
households
need

Hereford 1,347 2,039 554 3,940 2,057 1,883
Bromyard 79 209 47 335 292 43
Ledbury 150 274 71 495 352 143
Ross 266 393 126 785 514 271
Kington 69 222 37 328 178 150
Leominster 257 535 121 913 661 252
Golden Valley 65 91 27 183 87 96
Total 2,232 3,763 983 6,978 4,141 2,837

Source: HomePoint Housing Register January 2011, Projection Modelling
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5.50

5.51

5.52

5.53

5.54

5.55

Intermediate Housing

Having studied housing costs, incomes and housing need the next step is to make an
estimate of the proportion of need that should be met through provision of different housing
products. We therefore use the income information presented earlier in this section to
estimate the proportion of households who are likely to be able to afford intermediate housing
and the number for whom only social rented housing will be affordable.

The main data sources for establishing housing need are the Housing Register and
projections of newly-forming households. In both cases income levels are likely to be
significantly below local averages. In the case of those on or joining the Housing Register it
would be fair to assume that these households have similar characteristics to current social
housing tenants (given that they are applying for a social tenancy) whilst newly-forming
households also tend to have lower incomes than average.

Drawing on data from the Survey of English Housing (now English Housing Survey) over a
number of years we have been able to establish that the average incomes of social tenants is
around 45% of the figure for all households whilst newly forming households typically have an

average income of 70% of the average. These figures are remarkably consistent over time.

In Herefordshire we have therefore adjusted the overall household income data to reflect the
lower averages for the two groups of interest. The adjustments have been made by changing
the income bands such that income levels are 45% and 70% of the all household average. In
doing this we are able to calculate the proportion of households unable to afford who might be

able to afford intermediate housing and those who can only afford a social rent.

To study the gap between market prices/rents and the costs of social rented housing we have
looked at two bedroom homes (which are likely to be the main point of market entry for newly
forming households). To set out market entry income level we have taken a simple composite
measure of the income required to rent and the income required to buy (as per the overall

affordability test set out earlier in the section).

To assess the income required to access intermediate housing we have taken the mid-point
between the market entry income level and the social rent income level. Although technically
an intermediate product could be provided at below this level, the reality is that most
intermediate housing is priced closer to market costs than social housing costs (although no
more than 80% of Open Market Value).
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The table below shows figures for our assumed market entry income level and the income
below which social rented housing will be required. Any household with an income in the gap

between these two figures is assumed to be able to afford intermediate housing.

Generally the figures do not vary much between different HMAs i1 this is due to the price/rent
survey not uncovering particularly great price differentials between different areas (along with
the fact that social rents are assumed to be uniform across the County). An income above
£27,000 to £31,000 is deemed sufficient to afford market housing with households with

incomes below about £21,000 to £23,000 deemed likely to require social rented housing.

Figure 5.15 Income range for access to intermediate housing

Income required to Income below which

HMA access market social rented housing
housing is required

Hereford £30,629 £22,698
Bromyard £30,914 £22,841
Ledbury £29,343 £22,055
Ross £28,714 £21,741
Kington £28,274 £21,521
Leominster £27,086 £20,927
Golden Valley £29,114 £21,941

Source: Online Estate and Letting Agents Survey (January 2011) and RSR 2011

Figure 5.16 shows the estimated split between intermediate and social rented housing for
both the Housing Register group and Newly Forming households. In both cases there are a
small number of households who would be able to afford market housing without some form
of subsidy (1% in the case of those on the Housing Register and about 21% for newly forming
households). In the table below households able to afford market housing have been

excluded.

The total column is calculated on the basis of the different levels of need coming from each of
the Housing Register and Newly Forming households in each HMA. Generally therefore
HMAs with a higher level of need from newly forming households will typically have a higher

requirement for intermediate housing.

The data shows that overall across the County around 24% of households in need could
afford intermediate housing with 76% needing a social housing solution. The data also
suggests that households in Ledbury and Kington are most likely to be able to afford

intermediate housing whilst those in Hereford are most likely to require a social rented

solution. I n addition, the 6Housing Registerd
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housing 7 this makes sense given the assumptions made for income levels and also the fact

that by definition households registering for housing will be looking for a socially rented home.

Figure 5.16: Social Rented and Intermediate Housing Requirements by Housing Market Area

Housing Register Newly forming Total
HMA Social Intermed- Social Intermed- Social Intermed-
rented iate rented iate rented iate
Hereford 96.2% 3.8% 68.5% 31.5% 81.9% 18.1%
Bromyard 91.1% 8.9% 56.4% 43.6% 69.5% 30.5%
Ledbury 86.0% 14.0% 53.2% 46.8% 67.8% 32.2%
Ross 86.9% 13.1% 52.7% 47.3% 69.8% 30.2%
Kington 94.9% 5.1% 55.0% 45.0% 67.9% 32.1%
Leominster 91.3% 8.7% 63.7% 36.3% 75.1% 24.9%
Golden Valley 93.2% 6.8% 45.6% 54.4% 69.5% 30.5%
County 92.5% 7.5% 62.2% 37.8% 76.2% 23.8%

Source: Online Estate and Letting Agents Survey (January 2011), RSR 2011 and Experian (2010)

5.61 The proportions shown in the table above cannot be directly translated into targets for
different types of affordable housing as this will in part depend on the relative supply of each
of social rented and intermediate housing. The table below therefore uses the above
information (applied to gross need levels) and the information about supply to estimate the

overall intermediate housing requirement and how this varies by sub-area.

5.62  The table shows that overall there is likely to be a requirement for 1,299 additional units of
social rented housing and 1,539 intermediate. This is a split of 46%:54% in favour of
intermediate housing. In all areas other than Hereford the data suggests that the requirement
for intermediate housing is greater than the need for social rented (with two areas showing a

negative need for social rented housing).

Figure 5.17: Estimated level of housing need (five years) by intermediate/social rented

housing
HMA Social rented Intermediate
Total need Supply Net need Total need Supply Net need

Hereford 3,225 2,029 1,196 715 28 687
Bromyard 233 280 -47 102 12 90
Ledbury 336 349 -13 159 3 156
Ross 548 511 37 237 3 234
Kington 223 178 45 105 0 105
Leominster 686 646 40 227 15 212
Golden Valley 127 86 41 56 1 55
Total 5,378 4,079 1,299 1,601 62 1,539

Source: HomePoint Housing Register January 2011, Projection Modelling
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Housing Need Size Requirements

5.63 In addition to studying the level of housing need the information from the HomePoint
database can be used to establish the sizes of accommodation required and also the supply
of different sizes. The information is available for both the backlog of need and the existing

households falling into need categories and we have separately studied each of these.

5.64  Figure 5.18 below sets out the existing supply of affordable housing in each of the HMAs by

bedroom size.

Figure 5.18: Estimated supply of affordable housing by size and HMA

HMA 1 bedroom 2 bedrooms 3 bedrooms a Total
bedrooms
Hereford 861 830 341 25 2,057
Bromyard 151 110 29 2 292
Ledbury 153 141 52 6 352
Ross 254 161 88 11 514
Kington 61 70 43 4 178
Leominster 273 209 171 8 661
Golden Valley 24 41 19 3 87
Total 1,777 1,562 743 59 4,141

Source: Derived from HomePoint Housing Register January 2011

Backlog

5.65 The table below shows the size requirements of the backlog of housing need. The majority of
households only require one bedroom and in total only 13.4% require three or more
bedrooms. If however we include transfer cases (which were excluded from the main housing
needs model) then we see a slightly different profile of size requirements. The table below
shows that a greater proportion of households require larger accommodation and fewer need

one bedroom homes.

Figure 5.19: Size requirements for Backlog Need

Size Backlog need Backlog need (including transfers)
requirements Total number % Total number %

1 bedroom 1,320 59.1% 1,620 52.6%

2 bedrooms 612 27.4% 888 28.8%

3 bedrooms 251 11.2% 454 14.7%

4+ bedrooms 49 2.2% 120 3.9%
Total 2,232 100.0% 3,082 100.0%

Source: HomePoint Housing Register January 2011
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Existing Households falling into Need

When we look at our category of existing households falling into need (which is based on
registrations to the Housing Register over the past five years that have not been re-housed)
we see a somewhat different pattern. Generally, this category of need has a greater
proportion of households needing larger accommodation with a total of 23.7% needing three
or more bedrooms and 4.1% four or more. Again we can carry out this analysis with the
inclusion of potential transfer list cases (as shown below). As for the backlog of need this
shows a greater requirement for larger properties with some 22.2% needing 3 bedrooms and

6.1% four or more.

Figure 5.20: Size requirements for Existing Households falling into Need

. - New need existing households

Size New need existing households . .

i (including transfers)
requirements

Total number % Total number %

1 bedroom 428 43.5% 685 38.8%
2 bedrooms 322 32.8% 582 33.0%
3 bedrooms 193 19.6% 392 22.2%
4+ bedrooms 40 4.1% 107 6.1%
Total 983 100.0% 1,766 100.0%

Source: HomePoint Housing Register January 2011
Supply of Affordable Housing
Turning to the supply of affordable housing we can look at the size of properties that have be

let over the past five years 7 this is shown in the table below. The table shows that the main

supply has been one bedroom accommodation with only 1.4% having four or more bedrooms.

Figure 5.21: Supply of Affordable Housing by Size

Size of accommodation Number %

1 bedroom 1,777 42.9%
2 bedrooms 1,562 37.7%
3 bedrooms 743 17.9%
4+ bedrooms 59 1.4%
Total 4,141 100.0%

Source: HomePoint Housing Register January 2011
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Combining the Information

Below we have provided a table combining the information from the various analyses above.
The table takes a simple crude average of all of the different measures of need and compares
this with the supply of affordable housing. This figures have been grossed up to the figures in
the main housing needs model to provide a suggested net need level by size i some caution
should however be exercised when using this data as the stages of the model are not directly
comparable with our main analysis (the size model includes transfer cases and does not

provide information about the requirements of newly forming households.

The data suggests that the main requirement will be for one bedroom accommodation;
however, as the last column shows the pressure is greatest on four (or more) bedroom stock

with the supply only estimated to be able to meet around 21% of the need.

Figure 5.22: Overall Estimated Housing Need by Size

. Supply as %
Accommodation % of net
. Gross need Supply Net need of gross
size need
need
1 bedroom 3,385 1,777 1,608 56.7% 52%
2 bedrooms 2,127 1,562 565 19.9% 73%
3 bedrooms 1,183 743 440 15.5% 63%
4+ bedrooms 283 59 224 7.9% 21%
Total 6,978 4,141 2,837 100.0% 59%

5.70

Source: Derived from HomePoint Housing Register January 2011 & demographic projections

We can also provide this information for each HMA and this is shown in the table below. The
table shows some interesting differences between sub-areas with Bromyard in particular
showing a large requirement for larger homes and Leominster a high need for smaller
accommodation. Further information about longer-term size requirements can be found as

part of our demographic model later in this section.
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Figure 5.23: Overall Estimated Housing Need by Size and HMA

571

5.72

5.73

HMA 1-bed 2-bed 3-bed 4+ bed Total

Hereford 56.6% 21.7% 16.7% 5.1% 100.0%
Bromyard -27.9% 16.2% 67.1% 39.5% 100.0%
Ledbury 61.1% -9.9% 41.6% 7.6% 100.0%
Ross 43.6% 22.1% 22.8% 11.4% 100.0%
Kington 56.1% 19.4% 2.5% 20.9% 100.0%
Leominster 79.9% 29.2% -22.2% 13.6% 100.0%
Golden Valley 60.3% 7.1% 21.5% 11.0% 100.0%
Total 56.7% 19.9% 15.5% 7.9% 100.0%

Source: Derived from HomePoint Housing Register January 2011 & Demographic Projections

Future Housing Requirements by Type and Size

Introduction

This section follows on from our analysis of housing need by looking at longer-term
implications of demographic change on the whole housing market (both market and
affordable housing). To understand future changes we have developed a demographic model
which shows how the profile of the population is expected to change across Herefordshire
(and for individual HMAS) over the 20-year period from 2006 to 2026.

Although the model has been set up in the same way as a typical projection model (i.e. taking
account of fertility, mortality, migration and headship rates) it does not project the future
population size or the number of households. This is because across Herefordshire and in the
market towns of Herefordshire figures for housing numbers have already been suggested.
The model therefore seeks to fit the future population to these numbers by adjusting the
levels of migration. The model does however provide an indication of the number of homes
required in each rural sub-area based on the overall housing target for rural areas across the

County.

The table below shows the wards that make up each of the HMAs for the purposes of this
analysis and also the housing numbers for each area where relevant. The table shows that
targets have been set for the six urban areas with a figure of 4,500 homes to be split between
rural parts of the county. In total, between 2006 and 2026 it is proposed for 18,000 additional
dwellings to be provided. For the purposes of the modelling the proposed housing
requirement for rural areas has been apportioned to the HMAs on the basis of the existing

rural population in these areas.
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Figure 5.24: Herefordshire Housing Market Areas and Housing Targets

HMA Sub-area Housing target Wards
Aylestone, Belmont, Central, St Martins &
Hereford 8,500 Hinton, St Nicholas, Three Elms, Tupsley
Hereford Burghill, Holmer & Lyde, Credenhill, Hagley,
Hereford rural NA Hollington, Sutton Walls, Stoney Street,
Backbury, Wormsley Ridge
Bromvard Bromyard 500 Bromyard
Y Bromyard rural NA Bringsty, Hampton Court
Ledbury 800 Ledbury
Ledbury Ledbury rural NA Hope End, Frome
Ross-on-Wye 1,000 Ross-on-Wye West, Ross-on-Wye East
Ross-on- Penyard, Llangarron, Kerne Bridge, Old Gore
Wye Ross-on-Wye rural NA yard, g ' g€, ’
Pontrilas, Valletts
Kinaton Kington 200 Kington Town
9 Kington rural NA Castle, Pembridge & Lyonshall with Titley
Leominster 2,500 Leominster North, Leominster South
Leominster : Bircher, Upton, Golden Cross with Weobley,
Leominster rural NA .
Mortimer
Golden NA NA Golden Valley North, Golden Valley South
Valley
Rural 4.500 i
Areas

5.74

5.75

5.76

Methodology

The modelling began by using ONS 2006-mid year population estimates for wards; these
were adjusted so that the total for all wards matched the overall county-wide population

estimate from ONS (for mid-2006). The wards were then built up into the sub-areas above.

To study births and deaths we looked at the most recent ONS data for the whole County. This
data suggested a current total fertility rate (average number of live births per woman
throughout their childbearing years) of 2.04 and death rates (life expectancy) of 78.6 years for
males and 83.4 years for females. The birth and death rates were projected into the future in
line with the methodology employed by ONS in their 2008-based population projections. The
actual number of births and deaths in any sub-area is then determined by applying these

figures to the age structure of the population in each location.

The next part of the modelling was to establish migration patterns. As can be seen from the
figure below, levels of net migration have had a far more important impact on population size
in the County than natural change (births minus deaths). In fact as the data shows, levels of
natural change have generally been negative over the past 15 years whilst migration has
been constantly positive (with some significant levels of in-migration recorded in the late
19906s) .
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Figure 5.25: Components of Population Change, Herefordshire
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Source: ONS Mid-Year Population Estimates

Migration is particularly important for our modelling as it is by adjusting levels of net migration
that we are able to understand the likely population profile associated with different levels of
house building. The general method is to increase (or decrease) levels of gross in-migration
so that the population (once converted into households) matches the figures given at the start
of this section. It is therefore important to understand both the levels of out-migration and the
profile of in and out-migration. For this we have again studied the most recent information

available from ONS.

In terms of levels of out-migration we have looked at figures for the past five years. This
suggested that an average of 6,780 people left the county per annum; this figure was used in
our model. The profile of migrants has been drawn on ONS data about internal (not
international) migration patterns over the past ten years (by age and sex). A longer time
period was used to improve the accuracy of the data. Although this source only looked at
internal migration it is not expected to have any impact on our findings. This is because
international migration in Herefordshire typically only represents a small proportion of all

migration (less than 10% over the past five years).

In applying county wide migration figures to smaller sub-areas we have taken account of the

different population profile in each location.

The final part of the projection methodology was to convert population numbers into

households. To do this we have used the concept of headship rates (headship rates can be
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described in their most simple terms as the number of people who are counted as heads of
households). Headship rates were calculated at ward level from 2001 Census data and then
updated so that population estimates matched household figures. In mid-2006 it was
estimated that the total population of Herefordshire was 177,534 (ONS) contained within
77,262 households (CLG). In projecting forward headship rates we drew on the assumptions

used in the 2008-based CLG household projections.

Finally, having set up all the various parameters of the model we adjusted levels of gross in-
migration so that the increase in the number of households from 2006 to 2026 exactly
matched the figures contained in the emerging Core Strategy. For the rural areas, levels of
migration were adjusted on a uniform basis until the total increase in households for the whole
of the rural area was the same as its target (i.e. 4,500). The modelling assumes that housing
delivery in rural areas by HMA is distributed pro rata in relation to the existing population by
HMA.

Household Numbers

The table below sets out the housing numbers (increase in households) derived from our
modelling exercise. The table shows estimated household numbers in both 2006 and 2026

and also the increase in households that this represents.

The table shows that the number of households is expected to increase from 77,262 in 2006
to 95,262 in 2026 7 an increase of 18,000 or 23.3%. Of the sub-areas, only Leominster and
Hereford show growth levels above the county average (50% and 35% respectively) whilst
the lowest figure shown is for Ross-on-Wye rural (at 10.8%). Generally, rural areas show
lower housing requirements than urban areas. The exception to this is Kington where the
estimated rural requirement figure is proportionately greater than the related figure for the

urban area.
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Figure 5.26: Herefordshire estimated housing requirements by HMA and Sub-Area

2006 2026 Change 2006-
HMA Sub-area % change
households households 2026
Hereford 24,421 32,921 8,500 34.8%
Hereford
Hereford rural 9,843 11,191 1,347 13.7%
Bromyard 2,649 3,149 500 18.9%
Bromyard
Bromyard rural 2,346 2,663 317 13.5%
Ledbury 4,604 5,404 800 17.4%
Ledbury
Ledbury rural 3,859 4,354 495 12.8%
R Ross-on-Wye 4,568 5,568 1,000 21.9%
0SS
Ross-on-Wye rural 7,999 8,862 862 10.8%
. Kington 1,447 1,647 200 13.8%
Kington
Kington rural 2,685 3,202 517 19.2%
. Leominster 5,001 7,501 2,500 50.0%
Leominster
Leominster rural 5,242 5,921 679 12.9%
Golden Valley  NA 2,596 2,879 283 10.9%
TOTAL - 77,262 95,262 18,000 23.3%

5.84 The table below shows this same information but for the whole of each HMA (i.e. adding the
urban and rural parts together where appropriate). In addition we have added rows for all
urban and rural areas separately. Overall, the data confirms the higher housing requirements
in Hereford and Leominster with the Golden Valley HMA showing the lowest change in

households/housing requirements.
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Figure 5.27: Herefordshire Estimated Housing Requirements by HMA and Urban/

Rural Classification

HMA 2006 households 2026 households Char;%ez(§006— % change
Hereford 34,264 44,112 9,847 28.7%
Bromyard 4,995 5,812 817 16.4%
Ledbury 8,463 9,758 1,295 15.3%
Ross 12,568 14,430 1,862 14.8%
Kington 4,132 4,849 717 17.3%
Leominster 10,243 13,422 3,179 31.0%
Golden Valley 2,596 2,879 283 10.9%
TOTAL 77,262 95,262 18,000 23.3%
Urban 42,691 56,191 13,500 31.6%
Rural 34,571 39,071 4,500 13.0%
TOTAL 77,262 95,262 18,000 23.3%

Changing Demographic Profile

5.85  With the change in the number of households will come a change in the make-up of the
population - This is due to both overall changes in the number of people and also due to the
changing age structure 1 particularly relating to the ageing population. Detailed information
derived from our modelling exercise has been used to estimate what impact demographic
change might have on housing requirements and below we set out some broad data to show
how local demography is expected to change under the household numbers derived and

presented above.

5.86  The figure below shows the number of household representatives in each of five broad age
bands in 2006 and 2026. The data shows that there are only expected to be increases in

household representatives in the oldest age bands i this reflects the ageing population in

Herefordshire (in common with most of the country).
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Figure 5.28: Age of Household Representative 2006 and 2026 - Herefordshire
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We now use this information to consider in more detail the implications of demographic
drivers on demand for different housing products. The analysis uses the information available
about the size and structure of the population to consider what impact this may have on the

types and sizes of housing required in the future.

Housing Market Requirements - Methodology

As with converting population data into households it is not a simple task to convert the net
increase in the number of households in to a suggested profile for additional housing to be
provided. The main reason for this is that in the market sector households are able to buy or
rent any size of property (subject to what they can afford) and therefore knowledge of the
profile of households in an area does not directly transfer into the types of property to be
provided. The size of housing which households occupy relates more to their wealth and age

than the number of people which they contain.

For example, there is no reason why a single person cannot buy (or choose to live in) a four
bedroom home as long as they can afford it and hence projecting an increase in single person

households does not automatically translate in to a need for smaller units.

The figure below demonstrates this using data from the Survey of English Housing about the
proportion of households who under-occupy their dwellings. It can be seen that nationally

over a third of households under-occupy with a slightly higher figure in the West Midlands.
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Over the past five years levels of under-occupancy have increased although in both cases
(England and the West Midlands) this change is only around 1%.

Figure 5.29: Proportion of Households Under-Occupying in England and the West

Midlands
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Source: Survey of English Housing 2002-2008

The data therefore suggests that it would be reasonable for our projection to assume that
households will continue to occupy dwellings in the same way in the future as they do

currently. Our projections for housing types are developed on this basis.

The general methodology is therefore to use the information derived in the projections about
the number of Household Reference Persons (HRPs), i.e. heads of households, in each age
and sex group and apply this to the profile of housing within these groups. The data for this
analysis has been formed from a commissioned table by ONS (Table C1213) - an extract of
this is shown in the figure below. In addition, a further table (C1212) was commissioned from
ONS to provide this data at ward level i to allow information to be built up into the seven

HMAs and the market towns within these (where relevant).

The extract shows the number of male owner occupiers in selected age groups along with the
size of accommodation that they occupy. By estimating how the number of HRPs in each age
group changes over time we are also able to estimate the profile of housing that they would

be likely to occupy.

The table shows for example that 27.3% of male HRPs aged 25 to 29 live in a home with six

or more rooms, for the 45 to 49 age group this figure rises to 64.2%. The age profile of HRPs
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will therefore have an impact on the sizes of homes we would expect to be occupied. From
the Commissioned Table information is available for all HRP age bands up to 85+ and for
both sexes. In addition, information is available about the types of accommodation occupied

(which we have split into houses and flats).

Figure 5.30: Extract from ONS Commissioned Table C1213 7 Male HRPs in Owner-Occupied

Housing by Size of Dwelling - Herefordshire
Age of Household Reference Person

Dwelling

. 25-29 30-34 35-39 40-44 45-49
size No. % No. % No. % No. % No. %
1 room 29 1.2% 27 0.7% 33 0.6% 28 0.6% 21 0.4%
2 rooms 117 5.0% 81 2.0% 91 1.7% 58 1.2% 74 1.5%
3 rooms 247 10.5% 266 6.7% 275 5.2% 154 3.1% 181 3.8%
4 rooms 669 28.5% 719 18.2% 637 12.1% 460 9.2% 382 8.0%
5 rooms 643 27.4% 1,079 27.3% 1,273 24.1% 1,069 21.4% 1,049 21.9%
6 rooms 385 16.4% 872 22.0% 1,164 22.1% 1,061 21.3% 958 20.0%
7 rooms 128 5.5% 442 11.2% 652 12.4% 787 15.8% 724 15.1%
8+ rooms 126 5.4% 469 11.9% 1,151 21.8% 1,367 27.4% 1,392 29.1%
Total 2,344 100.0% 3,955 100.0% 5,276 100.0% 4,984 100.0% 4,781 100.0%

Source: ONS Commissioned Table C1205

5.95 When using the data from the Census we have made some adjustments to provide the best
possible outputs. The main problem is that the Census only collects information about the
number of rooms in a home rather than the number of bedrooms (which is more useful in
considering dwelling sizes). Data about the number of rooms in a dwelling has therefore been
adjusted to provide an estimate of the number of bedrooms. The table below shows the
assumptions used to make this conversion. Information in the table has been based on a

range of surveys where information about both bedrooms and rooms was collected.

Figure 5.31: Relationship between the Number of Rooms and Number of Bedrooms

Number of Number of bedrooms Total
rooms 1 bedroom 2 bedrooms | 3 bedrooms | 4+ bedrooms

1-3 rooms 76% 24% 0% 0% 100%
4 rooms 3% 79% 18% 0% 100%
5 rooms 0% 15% 83% 2% 100%
6 rooms 0% 5% 82% 13% 100%
7 rooms 0% 1% 40% 59% 100%
8+ rooms 0% 0% 12% 88% 100%

Source: JGC analysis of survey data

5.96 The figure below shows an estimate of how the average number of bedrooms varies by
different ages of HRP and different sexes. The figure shows that in the market sector the

average size of accommodation rises over time to typically reach a peak around the 40-54
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5.97

5.98

5.99

age groups; in the affordable sector this peak appears earlier (in the 35-39 age group). After
sizes peak the average dwelling size decreases i possibly due to a number of people down-
sizing as they get older. It is also notable that the average size for affordable housing
dwellings are lower than those for market housing whilst in market housing male HRPs live in
larger accommodation for all age groups i there is no discernable trend between the sexes in

the affordable sector.

Figure 5.2: Average Bedrooms by Age, Sex and Tenurkerefordshire

3 “

Average number of bedrooms

Pt
2
e \ale - market
e Femiale - market
Male - affordable
Female - affordable
1

Under 25-29 30-34 35-39 40-44 45-49 50-54 55-59 60-64 65-69 70-74 75-79 BO-84 85+
25

Age band

Source: Derived from ONS Commissioned Table C1213

A second adjust ment is fairly minor and

homes, houseboats or temporary structures). This category does not fit comfortably in to
either the flat or house category used in our analysis. For the purpose of our projections we
have therefore excluded this group of dwellings. The 2001 Census suggests that less than
1% of dwellings fall in to the category of other and so this assumption will again have no real

impact on our outputs.

Baseline Position

As of 2006 it is estimated that there were 77,262 households living in the County. Analysis of
these households based on headship rates and the size, type and tenure of homes provides

us with the following estimate of the profile of the housing stock in 2006.

The table shows that it is estimated that around 14% of households live in affordable housing

with 86% being in the market sector. The data also suggests that homes in the market sector
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are generally bigger than in the affordable sector with 78% having three or more bedrooms
compared to 43% for affordable housing. The data about the split between flats and houses
suggests that around 7% of homes in the market sector are flats compared with 34% of

affordable housing.

Figure 5.33: Estimated Profile of Dwellings in 2006 by Size and Types

Sizeltype of Market Affordable Total

housing Number % Number % Number %

1 bedroom 3,312 5.0% 2,367 22.2% 5,679 7.4%
2 bedrooms 11,303 17.0% 3,603 33.8% 14,906 19.3%
3 bedrooms 31,682 47.6% 4,165 39.0% 35,847 46.4%
4+ bedrooms 20,294 30.5% 536 5.0% 20,830 27.0%
Total 66,591 100.0% 10,671 100.0% 77,262 100.0%
Houses 62,247 93.5% 7,097 66.5% 69,344 89.8%
Flats 4,344 6.5% 3,574 33.5% 7,918 10.2%
Total 66,591 100.0% 10,671 100.0% 77,262 100.0%
% in tenure 86.2% - 13.8% - 100.0% -

Source: Derived from ONS Commissioned Table C1205
Tenure Assumptions and Projections

5.100 Our projections are derived from the modelling process described above. In addition we have
also made assumptions relating to the proportion of future housing that will be in the
affordable sector. As the housing needs analysis showed there is a significant requirement for
additional affordable homes in all parts of the County although realistically delivery will be
driven by viability rather than levels of need. We have therefore taken information from the
Council 6s Affordable Housing Viability study to i
HMAs.

5.101 Below we have listed the assumptions applied to our data on the basis of viability. As can be
seen the amount of affordable housing likely to be viable varies in different locations from
25% in Leominster to 40% in Bromyard, Ledbury and Ross-on-Wye. Rural areas are
assumed to have the same level of affordable housing as their associated market town. The
proportions set out are consistent with the Counc
on an assessment of economic viability of housing development. A é best fitd appr o
been used to relate the value zones identified within the viability studyls, the Council 6
emerging Core Strategy policies and the HMA boundaries. The approach adopted assumes
that while some sites may not contribute through S106 Agreements this may be counter-

balanced by delivery of affordable housing on RSL sites and rural exceptions sites.

15 Three Dragons & Roger Tym & Partners (2010)
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5.102

5.103

5.104

Figure 5.34: Levels of Affordable Housing assumed by HMA

HMA % affordable
Hereford 35%
Bromyard 40%
Ledbury 40%
Ross 40%
Kington 35%
Leominster 25%
Golden Valley 35%

The table below sets out the estimated number of households in 2006 and 2026 split between
market and affordable housing. It can be seen that even by assuming the proportions of
affordable housing set out above the total proportion of affordable housing by 2026 still only
represents 17.7% of the total stock i below the national average of around 19%. The
modelling process (given different targets in different areas) shows a delivery of 34.3% of

housing as affordable under the above percentages county-wide.

It is recognised that a range of factors will affect affordable housing delivery. Affordable
housing delivery through Section 106 may fall short of the targets, recognising that it may not
be viable on all sites and that some small sites fall outside of the policy. The application of
UDP policies will also have had an impact in the early years of the plan. This however is
expected to be counter-balanced by delivery through rural exceptions policies (100%
affordable), direct development by Registered Social Landlords and potential acquisition of

properties to meet affordable housing needs.

Figure 5.35: Estimated Split between Market and Affordable Housing 2006 to 2026

, Affordable Affordable as %
Year Market housing . Total
Housing Total Stock
2006 66,591 10,671 77,262 13.8%
2026 78,410 16,852 95,262 17.7%

Findings: Market Housing

The table below shows estimates of the sizes and types of market housing in 2006 and
projected to be required in 2026. The data suggests a requirement for 11,819 additional
market units with the majority of these being three bedroom homes. In addition the data
suggests that the majority of housing required will be in the form of houses or

bungalows.
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Figure 5.36: Estimated Size and Type of Dwellings Required 2006 to 2026 i Market

Housing (Herefordshire)

Additional homes

Typelsize 2006 2026
2006-2026

1 bedroom 3,312 3,995 683

2 bedroom 11,303 14,067 2,764

3 bedroom 31,682 38,162 6,480
4+ bedroom 20,294 22,186 1,892
Total 66,591 78,410 11,819
Houses 62,247 73,181 10,934
Flats 4,344 5,229 885
Total 66,591 78,410 11,819

5.105 The figures below show how our estimated market requirement compares with the current
stock of housing in the County.

Figure 5.37: Impact of Demographic Trends on Market Demand by House Size, 2006 to

2026

45,000
40,000

35,000 6,480

30,000 2026 2006

25,000

20,000 1,892

15,000 31,682
2,764
10,000 20,294

Number of households ingroup

5,000 11,303
683
3,312

1 bedroom 2 bedrooms 3 bedrooms 4+ bedrooms

5.106 Across the whole of the County it is estimated that 70.8% of additional market housing should
be o6familydé sized (3 or more bedr ooms) and 29. 2%
addition the analysis suggests a requirement for only 7.5% of additional homes to be flats
(although this is slightly higher than the current stock which is estimated to stand at 6.5% of

dwellings).
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5.107

5.108

5.109

Figure 5.38: Size and Type of Market Housing required 2006 to 2026

Size Type

1 bedroom

I
w
2

House 92.5%

2 bedrooms 23.4%

3 bedrooms 54,8%
Flat 7.5%
bedf:n)ms - 16.0%
0% 20% A0% 60%

0% 20% 40% 60% 80% 100%

% of additional dwellings required % of additional dwellings required

While the model provides outputs relating to house types, it is recommended that greater

emphasis is put on the findings in regard to household size.

Findings: Affordable Housing

The table below shows a similar analysis for affordable housing. The data suggests that there
is a fairly even split in requirements between one, two and three bedroom homes with only a
small requirement for four bedroom accommodation. Given that the size profile in the
affordable sector is generally smaller than in the market sector it is not surprising that the data

suggests that a significant proportion of additional homes should be flats.

This analysis provides a longer-term view of requirements for affordable housing than other
sources of information such as the Housing

need. In addition the methodology employed here recognises typical occupancy patterns in
the affordable sector and is not based on strict definitions of need (such as the bedroom
standard). It is therefore not surprising that the findings differ somewhat from Housing
Register data which showed in 2010 a majority need for one bedroom homes (54.5%)

compared to relatively little need for three or more bedrooms (17.3%).
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Figure 5.39: Estimated Size and Type of Dwellings Required 2006 to 2026 i Affordable

Typelsize

1 bedroom
2 bedroom
3 bedroom
4+ bedroom
Total
Houses
Flats

Total

Housing (Herefordshire)

2006

2,367
3,603
4,165
536
10,671
7,097
3,574
10,671

2026

4,142
5,813
6,155
742
16,852
11,066
5,786
16,852

Additional homes
2006-2026
1,775
2,210
1,990
206
6,181
3,969
2,212
6,181

5.110 Figure 5.40 below shows how our estimated affordable requirement compares with the

current stock of housing in the County. As with market housing, there is a general shift

towards a requirement for more smaller homes i however, the data does indicate that a

range of different property sizes is required.

Figure 5.40: Impact of Demographic Trends on Affordable Housing Need by House

Size, 2006 to 2026

6,000
[+
>
b
@ 5,000
£
5
2 4000
[:7]
5
2 1,775
% 3,000
]
0
£ 2000
=
1,000 2,367
0
1 bedroom

2,210

3,603

2 bedrooms

1,990

4,165

3 bedrooms

2026 2006

206
536

4+ bedrooms

5.111 Across the whole of the County it is estimated that 35.5% of additional affordable housing

shoul d be

bedrooms).
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Figure 5.41: Size and Type of Affordable Housing Required 2006 to 2026

Size Type

1 bedroom
House 64.2%

2 bedrooms

3 bedrooms
Flat

4+ bedrooms 3.3

0% 10% 20% 30% 40% 0% 20% 40% 60% 80%

% of additional dwellings required % of additional dwellings required

Size requirements by Housing Market Area

5.112 As well as providing information about housing requirements across the whole County it is
useful to look at how these vary by HMA. Below we have provided two figures which look at
market and affordable housing in each HMA by size. The figures have been split into smaller
(1 and 2 bedroom) and larger (3+ bedroom) units as this helps to ease comparison between
areas.

Market Sector

5.113 The figure below shows that generally different HMAs in Herefordshire have similar
requirements in terms of property sizes. The requirement for larger (3 and 4+ bedroom)
homes varies from 64.2% in Ledbury and Ross to 74.4% in Hereford. The difference are likely
to be largely due to the overall level of additional house building expected in each location as
a higher level of building (relative to the current number of households) is expected to
generate additional in-migration. In keeping with other parts of the country, any increase in in-
migration is concentrated amongst the economically active age groups of the population i this
population is more likely to be part of a family (and have children) and therefore have a

requirement for larger homes.
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Figure 5.42: Size of Market Housing Required 2006 to 2026 by Housing Market Area

1 & 2 bedrooms
80% 74.4%
W3 & 4+ bedrooms 71.3%
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Affordable Sector
5.114 The figure below shows the same information but for the affordable housing sector. As with

market housing the different HMAs have similar requirements in terms of property sizes. The
requirement for smaller (1 and 2 bedroom) homes varies from 58.5% in Leominster to 71.1%
in Golden Valley. Again the difference between areas is likely to some degree be explained
by the overall level of additional house building expected in each location although the ageing
population will also have an impact i data earlier in this section showed that as households

get older there is some degree of downsizing.

Number of households ingroup

Figure 5.43: Size of Affordable Housing Required 2006 to 2026 by Housing Market Area
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6.1

6.2

6.3

6.4

6.5

6.6

6.7

HEREFORD HOUSING MARKET

Geography

The Hereford Local Housing Market is located in the centre of the County, centred on
Hereford City. It the largest of the local housing markets, with a population of 78,900 (two and
a half times that of the Ross HMA) i primarily reflecting the substantial size of Hereford

relative to the Countyb6s other towns.

The HMA includes the City of Hereford and surrounding areas as indicated in Figure 1.1.
Several of the villages are large enough to be classified as rural service centres, namely
Bartestree / Lugwardine, Canon Pyon, Credenhill, Madley, Marden, Wellington. Rural hubs
within the Hereford HMA are Moreton on Lugg, Withington, Sutton St. Nicholas, and Stretton

Sugwas. Fownhope can be classified as a local service centre™.

Current Housing Offer
The HMA contains 36,278 propertiesl7 representing 45% of total properties in Herefordshire.

In 2001 68.6% of households were owner-occupiers, which was below average for the County
(70.8%). Levels of private renting were also below average, with 8.1% of households private
renting and 3.9% living rent free in 2001 (compared to 9.1% and 4.1% respectively for the
County). This is partly a function of higher levels of social renting; the sector accommodating

18.5% of households in the Hereford HMA compared to 15.2% across Herefordshire.

There is a particular concentration of social rented properties in the South Wye Area where
they accommodated a third (33%) of households in 2001. Central and Aylestone wards also

have an above average proportion of social rented properties (22-23%).

Levels of owner occupation are higher on the west side of the City and in the north-east (the
latter reflecting newer development in the 1980s and 1990s), as well as in the rural parts of

the HMA. More than 40% of households in some of the rural wards own their housing outright.

Second homes represented 0.5% of properties (168 properties total) compared to 1.1%
across Herefordshire. This is the lowest of any of the HMAs. A low 1.6% of properties were

vacant.

16 For further details of the methodology of classifying settlements, see LDF Rural Settlements Hierarchy Background Paper:
%ijdated Nov 2010

Council Tax Records, March 2009
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6.8

6.9

6.10

6.11

6.12

6.13

6.14

6.15

Across the HMA detached and semi-detached housing are the predominant house types,
however relative to other parts of Herefordshire, this HMA contains a lower proportion of
detached housing and higher proportion of other house types. 23% of the housing stock was
terraced in 2001, and 14% flats.

Since 2001 we would expect the proportion of flats to have increased, while the private rented
sector is also likely to have grown in size. This is a national trend evident in research
undertaken by CLG.

The Citybs housing stock is varied ranging
sizes, to areas dominated by semi-detached and terraced housing i some of which is of a
poorer quality, reinforced concrete construction 7 through to some modern flats and terraced
housing around the City Centre.

Socio-Economic Characteristics

Hereford i s t he Co u n nhtycerdre with ragteta tof neamtyp B200§Ome
Herefordshire residents working within the

Rotherwas Industrial Estate) in 2001. Hereford (partly linked to its size) is the prime location
for business within the County and attracts a mix of international, national and regional

companies.

A location quotient analysis of the employment base indicates a concentration of employment

in 2007 in the City in health and social work, retail, leisure and tourism, education and public

from V

6Gr e

administr ati on (rel ative to t hé primarlyiseoviceésectossc onomi ¢ st r |

A higher proportion of t heagél(l)ompareditatheaCouinty n

average (58%), with a lower proportion of retirement age (21% compared to 24%). The
proportion of the population born outside of the UK is slightly above average for the County

but still relatively small at 3.4% of the population.

The City does however contain some notable concentrations of deprivation. When data from
the seven HMAs is ranked, the Hereford HMA has the 2™ highest proportion of the population

living in income-deprived households, at 12.5% (compared to 11.7% across Herefordshire). 4

is of

of the Cityds LSOAs f al ldepmwied ithEngland, boecenrdiethinthe st i nco

Hunderton area in the South of the City.

Housing Needs

Housing need is defined as the number of households who lack their own housing or who live

in unsuitable housing, and who cannot afford to meet their housing needs in the market.
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6.16

6.17

6.18

An assessment of housing need has been undertaken drawing on a number of sources of
information including previous research by Herefordshire Council, a bespoke survey of local
prices and rents and information on household incomes. The detailed methodology is

described in Section 5.
Assessing Housing Affordability

Figure 6.1 below sets entry-level costs for buying or renting housing of different sizes in this
HMA. Prices for a 1-bed home start from about £76,000, and from £122,000 for a 2-bed
property. Entry level private rented range from £425 PCM for a 1-bed property and £550 for a
2-bed, through to £850 PCM for a 4-bed home.

Figure 6.1: Entry-Level Housing Costs

1 Bedroom | 2 Bedrooms | 3 Bedrooms | 4 Bedrooms

Entry-Level Private Rents (PCM) £425 £550 £600 £850

Entry-Level Purchase Price £76,000 £122,000 £152,000 £215,000

Source: Online Estate & Letting Agents Survey (Jan 2011)

Figure 6.2 indicates the annual income required to buy or rent a 2-bedroom property in the
HMA. This is based on a mortgage multiplier of 3.5 times income for house purchase with a
100% mortgage, and an assumption that 25% of income is spent on housing for rented
properties in accordance with CLG Best Practice Guidance. It indicates substantial
differences in the income levels required to access different housing tenures without financial

support.

Figure 6.2: Indicative Income Required to Buy-Rent 2-bed Property

£40,000

£35,000

£30,000

£25,000

£20,000

£15,000 -
£10,000 -

£5,000 -

£f0 -
RSL Rent Private Rent Purchase

Source: Online Estate & Letting Agents Survey (Jan 2011) & RSR 2011
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6.19

6.20

6.21

To assess affordability it is necessary to compare housing costs against income. Figure 6.3
profiles the distribution of household incomes in the Hereford HMA, and compares this with
the distribution county-wide. The median income in the Hereford HMA at £30,060 pa is the
lowest of any of the HMAs, and 7% below the County average (£32,239 pa).

In the Hereford HMA, the ratio of lower quartile house prices to lower quartile household

incomes is 5.14: the highest of any of the HMA.

As Figure 6.3 indicates, Hereford has an above average proportion of households with

incomes of between £15,000 - £30,000 relative to the County-wide profile.

Figure 6.3: Distribution of Household Incomes in the HMA
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Source: Experian (2010)
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6.22 To assess affordability, a composite measure of the income required has been calculated
based on the mid-point of the income required to buy and the income needed to rent a two-
bedroom home. This has been compared with the distribution of household incomes within
the HMA to calculate the likely proportion of households unable to afford to buy/rent without

support. This calculation is shown in Figure 6.4 below.

Figure 6.4: Estimated Proportion of Households unable to afford Market Housing

without Subsidy

Hereford HMA Herefordshire
Income Required to Access Market Housing £30,629
Number Unable to Afford 19,851 33,848
Estimated Households (2010) 36,345 80,976
% of Households Unable to Afford 54.6% 41.8%

Source: Online Survey of Estate & Letting Agents (Jan 2011), Experian (2010)

6.23 It is estimated that 55% of all households in this HMA cannot afford market housing without
subsidy compared to 42% across Herefordshire. This is particularly a function of the lower
incomes in the City relative to other parts of the County. The proportion of newly-forming
households, who are typically younger, unable to buy or rent without support is however
considerably higher at 88% of households aged under 35.

6.24  The housing affordability analysis indicates that market housing is unaffordable for many local

households without equity in existing homes.

Housing Needs Estimates

6.25  An estimate of housing need within the HMA has been made taking account of the following:

e Current housing need 1 total households who are currently in housing need, drawing on
information from the Couakoint);6s Housing Register
e Future housing need i taking account of estimated new household formation and the
proportion of estimated proportion of households unable to buy or rent in the market; and
o Affordable housing supply T considering the potential of the existing affordable housing

supply to meet housing needs.

6.26  The analysis undertaken herein is intended to provide a picture of housing needs for the

Housing Market Area. Herefordshire Council separately undertakes Housing Needs Surveys
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for specific villages and parshes at a more | ocal l evel . These ar

Facts and Figures website.™®

6.27  Current housing need (the backlog) is calculated using the HomePoint housing register. It is

estimated at 1,347 households, net of transfers.

6.28  Numbers of newly-forming households expected to form over the next five years have been
estimated, and an affordability test applied to this. In the Hereford HMA new household
formation is estimated at 2,324 over the next five years. It is estimated that 88% of newly-
forming households in the HMA are unable to afford market housing. This is below the

Herefordshire average of 80%.
6.29 Itis estimate that 554 existing households will fall into need over the next 5 years.

6.30  The supply of affordable housing over a five year period has been calculated based on actual
data on lettings for general needs and sheltered housing in the social sector, as well as the

supply of shared ownership, intermediate rent and low cost home ownership homes.
6.31  Net affordable housing need in the HMA is calculated below:

Figure 6.5: Estimated Level of Housing Need 2011-16

Hereford HMA

A Backlog of Need 1,347

B Newly-Arising Need (5 Year) 2,593

C Total Need (= A + B) 3,940

D Affordable Housing Supply (5 Year) 2,057

E Net Need (5 Year) (=C - D) 1,883

F Affordable Housing Requirement PA (=E / 5) 377
Additional Homes Proposed PA 492
Need as % of Proposed Supply 77%

6.32 It is estimated that there is an annual need for 377 units of affordable housing in the
Hereford HMA. This compares with an estimated supply of 492 new homes per annum

(2006-26). The level of need represents 77% of the projected supply.

6.33  The potential for intermediate affordable housing, such as shared ownership or intermediate
rented housing, has been calculated by considering the proportion of newly-forming

households and households on the Housing Register who can afford to pay more than

18 http://lwww.herefordshire.gov.uk/factsandfigures/housingresearch
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6.34

6.35

6.36

6.37

6.38

6.39

6.40

6.41

existing social housing rents, but cannot afford to rent privately or purchase housing without

financial support. The detailed methodology is described in Section 5.

It is estimated that an income of £30,629 is required to access market housing, but that an

income of £22,698 is required to access intermediate housing within the Hereford HMA.

Within the Hereford HMA it is estimated that 36% of households in need will be able to afford

intermediate housing, with 64% requiring social rented housing.

The profile of housing need by size is 57% 1-bed properties, 22% 2-bed, 17% 3-bed and 5%
with four or more bedrooms. This provides a short-term assessment of requirements for
different sizes of affordable housing.

Housing Market Performance

The Zoopla House Price Index indicates that the average house price paid for standard
property in Hereford over the last three years was £200,225: 6% below the County average
(£212,238). The average price in the last 12 months (to Nov 2010) was £199,116 with
average household turnover of 13.2% (below average for the County, 14.7%). House prices in

the City are cheaper than in any of the other market towns, or in the rural areas.

Taking all property sales during the 3 years 2006-2008 inclusive, the median property price in
this HMA was £170,000 as compared to £187,750 for Herefordshire as a whole. On this

measure, Hereford HMA has the lowest medianprice out of the 7 HMAOG

The Council has analysed the distribution of sales in the HMA in 2008. This indicates that the
HMA has more properties in the band £150,000 to £200,000 than in other price bands and the
price distribution shows a falling off of numbers of properties above and below this figure, with
the exception of the very top end of the market, where the number of properties selling for

over £350,000 was higher than for the previous 2 price bands.

Within the City, there is a notable difference in pricing north and south of the River. Property
prices south of the river are lower than north of the river i Land Registry data covering the 3
years 2006 to 2008 indicates that the median price north of the river ranged from 9% higher
than south of the river for terraced houses to 35% higher for flats. The large price differential

for flats reflects a surge in new-build flats in desirable parts of the city over this period.

A survey of estate agents undertaken by Herefordshire Council in April 2009 asked for the
agent sd opi devebprices fordiffeeemt tategories of dwelling, and this confirmed a

continuing price differential in Hereford city between north of the river and south of the river.

I n this survey, a gent s Orendab rariged drone 8% hagler fortfoar- pr i c e
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6.42

6.43

6.44

6.45

6.46

bedroom houses, through 14% higher for two-bedroom houses to 15% higher for one-
bedroom flats (13% for two-bed flats).

Areas in the north of Hereford perceived to be in the catchment area of particular schools or
to have good access to the City Centre are in high demand compared with areas south of the

river.

The two wards south of the River Wye have a higher percentage of social housing (33% of
total stock), than the 5 wards which are north of the river, where 15% of the stock consists of
social housing. Much of the older social housing stock south of the river is of PRC

construction (Pre-cast Reinforced Concrete) which will eventually need replacement.

Talks are talking place with regards to redeveloping social housing flats that make up much of
the social housing stock in the Newton Farm area of South Wye, owned by Herefordshire
Housing Ltd. This may involve refurbishments and improvements rather than demolition, for
example, plans could include provision of new pitched roofs, new balconies, improved door

entrances and bin areas, and better defining the surrounding grassed area.’

The Estate Agents Survey has also indicated that villages to the south and east of the City,
with a range of facilities, good public transport links or easy access to the M5 motorway were
also popular. Specific mention was made of Fownhope, Woolhope, Hampton Bishop,

Mordiford and Bartestree.

Evidence from discussions with estate and letting agents in January 2011 points to the

following conclusions regarding local market conditions®;

e The market is currently fairly static in terms of values, having fallen since 2007 (c. 15%
from the peak of the market). Mortgage finance constraints are having a significant affect
on the local housing market, and there is a shortage of first-time buyers.

e Sensibly priced, modern family housing is popular in the City. Access to good schools is a
key driver of demand. There is a recognised glut of flats in the City Centre, and values
have reduced since the top of the market.

e There is a clear north/ south dynamic within the City, with higher value areas to the north
of the River. This reflects the housing stock, access to schools etc. A Polish community
has developed around Hinton in the west of the City, accommodated in larger but

relatively affordable ex-local authority homes.

19 Source: Housing Development Officer, Herefordshire Council.

20 Estate agents consulted were Russell Baldwin & Bright; Jackson International; Sunderland & Thompsons; Brightwells;
Connells; Andrew Grant; Cobb; Flint & Cook; Belvoir Lettings; Northwood Lettings
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e There is a ageing demographic to the populatio
including retirement age couples moving to the area.
e The market for larger properties in the rural parts of the HMA is buoyant, particularly for
properties with land.
e The lettings market has been relatively steady over the last six months, with the majority
of demand coming from young professionals and families, and low income households
who cannot afford to buy. The most popular property types are 1 and 2 bed, but there is
currently a shortage of 3- and 4-bed properties for rent. The investment market is

relatively weak.

6.47  Price signals indicate comparative higher prices in this HMA for flats and 2-bed houses

relative to other parts of the County.

6.48 The Rose Garden, a new Extra Care Scheme for older persons was completed in 2008. It is
located to the east of the City Centre. The scheme provides 91 one-bed and two-bed units,
including social rented and shared ownership properties together with a range of facilities

including a gym, IT facilities, an arts and craft studio and restaurant.

Potential Population and Economic Growth

6.49 It is proposed to deliver 8,500 new dwellings in Hereford City over the period between 2006-
26 representing housing growth of 34.8% or about 1.7% per annum. This is an ambitious level
of housing growth. It is estimated that 1,350 new dwellings will be delivered in the rural parts
of the HMA, representing housing growth of 13.7%. The total housing growth of 9,850
envisaged represents growth of 28.7% - substantially higher than the other HMAs except for

Leominster.

6.50 Baseline forecasts of employment growth indicate that a net reduction in total employment in
the County will arise over the plan period between 2006-26, primarily as a result of the recent
recession. The forecasts indicate that the majority of this will occur in the first five year period,
2006-11. Taking account of the economic structure of the HMA, we project a net reduction in

employment of -0.9% in Hereford between 2006-26 under baseline conditions.

6.51  Taking account of the sectoral breakdown of employment in Hereford, we project the following

changes in the profile of employment by occupation.
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Figure 6.6: Prospective Change in Occupational Profile in Hereford, 2006-26
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6.52  The overall change is relatively moderate. We project a moderate increase in employment in
professional and associate professional and technical occupations; and in personal service
and sales and customer service occupations. Levels of process, plant and machine
operatives particularly are projected to fall. The baseline profile (demand-led) suggests that

the overall profile of employment (and thus the profile of earnings) will remain broadly similar.

6.53 The baseline projections do not take account of potential economic interventions. The
Preferred Core Strategy proposes allocation of 15 ha of employment land at locations north
and west of the town, supported by delivery of the relief road which will improve strategic road
access. There is further development potential at Rotherwas Industrial Estate. In addition,
delivery of regeneration proposals in the City Centre offer the potential for additional job
creation, including retail/ service jobs as part of the retail expansion proposals; and the
potential for growth in employment in education. The Hereford Futures retail development
project for instance is has the potential to generate an additional 890 jobs in retail, leisure and
office-basedemployment21wi th estimates that the Hereford Fut |
create up to 1,400 jobs (gross) by 20202. The Ci't ydbs substanti al gr ow
programme will support job creation in construction; whilst housing growth can be expected to

support job creation in a range consumer-related services. The county is also one of 4 UK

2 Draft Herefordshire Local Economic Assessment
22 Hereford Futures Regional Growth Fund Application
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Government pilots for superfast broadband with significant investment planned in technology
networking: it is expected that this will also support economic growth. Thus the baseline
profile potentially significantly under-estimates employment growth potential T however the

potential for substantial growth in higher value sectors is potentially moderate.

6.54  In overall terms, we would expect employment growth to support job creation at a range of
|l evels over the plan period, but with a focus on

local economy.
Future Housing Requirements

6.55 As the largest town within the County, Hereford has a varied profile of house types and

exhibits demand characteristics for housing at a variety of different levels within the market.

6.56 Relative to some of the other towns within the County, the demand profile is stronger from
those who live and work locally, than from those outside of the area. The retirement market

appears less pronounced but still an important component of demand.

6.57  Despite the higher level of affordable housing supply, there is a substantial level of housing

need. However a substantial volume of new supply is proposed.

6.58 A demographic model has been constructed in order to estimate housing need and demand
within each HMA for different sizes and types of housing. The model takes account of the
planned level of housing provision within the HMA over the plan period (and adjusts
assumptions on future net migration to take account of this), as well as wider changes in the
structure of the population taking account of birth and death rates, the ageing of the
population and expected future changes to headship rates (which describe the proportion of
people in different age brackets which are heads of households). By considering the size and
type of housing occupied by households in different age groups by gender within the HMA,
projections can be made of future need and demand for housing arising from expected
changes in the make-up of the population and structure of households.

6.59  The model takes account of development viability and funding (and the level of existing stock)
and assumes that 35% of net new housing delivered over the 2006-26 plan period is

affordable housing.
Demand for Market Housing

6.60 Itis assumed that 35% of additional housing delivered over the plan period is affordable, with

65% market housing. On this basis a requirement for 6,401 additional market units is
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identified with the majority of these being three bedroom homes. The majority of housing

required will be in the form of houses (or bungalows).

6.61  Overall the data suggests that around three-quarters of additional market housing should be
family (3+ bedroom) accommodation and around a quarter smaller units. Of the total, it is

suggested that around 8% should be in the form of flats.

Figure 6.7: Estimated Size and Type of Dwellings Required 2006 to 2026 i Market

Housing (Hereford HMA)
Additional homes

Typelsize 2006 2026
2006-2026

1 bedroom 1,696 2,057 361

2 bedroom 4,974 6,249 1,275

3 bedroom 14,119 17,623 3,503
4+ bedroom 7,656 8,918 1,261
Total 28,445 34,846 6,401
Houses 26,166 32,035 5,870
Flats 2,280 2,811 531
Total 28,445 34,846 6,401

Figure 6.8: Size and Type of Market Housing required 2006 to 2026 (Hereford HMA)

Size Type

1 bedroom I 5.6%

House 91.7%

2 bedrooms - 19.9%
8.3%

4+ bedrooms 19.7%

Flat

0% 20% 40% 60% 0% 20% 40% 60% 80% 100%

% of additional dwellings required % of additional dwellings required

Affordable Housing

6.62 The table and figure below show estimates of the sizes and types of affordable housing
required in the whole of the Hereford HMA. The data suggests a requirement for 3,447

additional affordable units (35% of all housing) with the majority of these being two and three
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6.63

6.64

bedroom homes. In addition the data suggests that the majority of housing required will be in

the form of houses (or bungalows).
Overall the data suggests that over a third of additional affordable housing should be family
(3+ bedroom) accommodation and just under two-thirds smaller units. Of the total, it is

suggested that around two-fifths should be in the form of flats.

Figure 6.10: Estimated Size and Type of Dwellings Required 2006 to 2026 i Affordable

Housing (Hereford HMA)

Additional homes

Typelsize 2006 2026
2006-2026

1 bedroom 1,305 2,305 1,000

2 bedroom 1,969 3,167 1,198

3 bedroom 2,282 3,415 1,133
4+ bedroom 263 378 115
Total 5,819 9,266 3,447
Houses 3,533 5,575 2,042
Flats 2,286 3,691 1,405
Total 5,819 9,266 3,447

Figure 6.11: Size and Type of Affordable Housing required 2006 to 2026 (Hereford

HMA)

Size Type

29.0%
House 59.2%
34.8%
32.9%
Flat 40.8%
3.3%

0% 10% 20% 30% A0% 0% 20% 40% 60% 80%

1 bedroom

2 bedrooms

3 bedrooms

A+ bedrooms

% of additional dwellings required % of additional dwellings required

Urban/Rural Split

The tables below show the above information split between the urban and rural part of the
Hereford HMA. Overall, the data shows that of the estimated housing requirement in the HMA
some 86.3% is in the urban area (8,500 of 9,847 units over the 2006 to 2026 period). This is

based on assumptions regarding the distribution of new housing provision.
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6.65 In the market sector the data suggests that in both urban and rural areas the main
requirement is for three bedroom homes although there is a noticeable difference for four
bedroom accommodation 1 with a relatively low requirement shown in the rural area. This is
based on a lower expected level of in-migration, and the changing age structure of the

population.

6.66  Additionally, the urban area shows a higher requirement for flats than the rural part of the
HMA.

6.67 In the affordable sector the data suggests a larger requirement for family accommodation in
the urban area compared with rural parts of the HMA.

Figure 6.12: Estimated Size and Type of Dwellings Required 2006 to 2026 i Market Housing

(Hereford HMA)

. Hereford Urban Hereford Rural Hereford HMA
Typelsize
Number % Number % Number %

1 bedroom 313 5.7% 48 5.5% 361 5.6%
2 bedroom 1,019 18.4% 256 29.2% 1,275 19.9%
3 bedroom 2,966 53.7% 537 61.3% 3,503 54.7%
4+ bedroom 1,226 22.2% 35 4.0% 1,261 19.7%
Total 5,525 100.0% 876 100.0% 6,401 100.0%
Houses 5,022 90.9% 847 96.8% 5,870 91.7%
Flats 503 9.1% 28 3.2% 531 8.3%
Total 5,525 100.0% 876 100.0% 6,401 100.0%

Figure 6.13: Estimated Size and Type of Dwellings Required 2006 to 2026 i Affordable Housing

(Hereford HMA)

. Hereford Urban Hereford Rural Hereford HMA
Typelsize
Number % Number % Number %

1 bedroom 833 28.0% 168 35.5% 1,000 29.0%
2 bedroom 1,018 34.2% 180 38.2% 1,198 34.8%
3 bedroom 1,020 34.3% 113 24.0% 1,133 32.9%
4+ bedroom 104 3.5% 11 2.3% 115 3.3%
Total 2,975 100.0% 472 100.0% 3,447 100.0%
Houses 1,665 56.0% 377 79.9% 2,042 59.2%
Flats 1,310 44.0% 95 20.1% 1,405 40.8%
Total 2,975 100.0% 472 100.0% 3,447 100.0%

Delivery Considerations

6.68  The scale of development planned in Hereford which amounts to household growth of 1.7%

per annum over the plan period represents a challenging target.
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6.69

6.70

6.71

6.72

6.73

A key question here relates to economic potential, and the level of job creation which is
achieved. Economic growth will be important in supporting housing demand. It will also
influence the housing mix, and particul arl

working.

To maximise delivery rates it will be important that there is an element of product
differentiation between the types of homes being delivered at different locations, both
between the City Centre and Urban Extensions, and between different urban extensions.

Multiple developers will need to be delivering homes alongside one another.

In our view the urban village is likely to have a greater focus on smaller households, albeit

that flatted provision will need to be carefully phased vis-a-vis other central sites in Hereford.

In our view, the Lower Bullingham and Whitecross extensions is likely to have a greater
proportion of 2 and 3 bedroom properties, and less four bed reflecting the potential value
profile in these locations. In contrast a higher proportion of larger homes (4+ bed) can be
expected at Three EIms in NW Hereford & Holmer West in North Hereford. These judgements

should however be left to the market.

Larger urban extensions provide the opportunity to incorporate bespoke accommodation for
older people, recognising the changing demographic within the HMA. This is also true of the

Edgar Street Grid regeneration project.
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7.1

7.2

7.3

7.4

7.5

7.6

7.7

BROMYARD HOUSING MARKET

Geography

The Bromyard HMA is in the north-east of the County, bordering Worcestershire. It is the 5"
largest of the 7 HMA O s : Ipdpuldidn0s neatlyswviice the size of that in the HMA with
the lowest population (Golden Valley HMA) but is just 15% of the size of the Hereford HMA.

The local housing market is primarily a rural area, with a low population density. Bromyard is
the main town within the HMA, with a population of 4,600%°. Two villages, Burley Gate and

Whitbourne are local service centres®.

Current Housing Offer

The HMA contained 5,176 properties in November 2010 of which 53% were located in
Bromyard ward. The HMA contains 6.4% of total properties in Herefordshire. 121 properties

were vacant representing a vacancy rate of 4.4%.

In 2001 72.2% of households were owner occupiers, which was above average for the
County (70.8%). Levels of private and social renting were below average; with 8.8% of
households living in the Private Rented Sector in 2001 compared to 9.1% across
Herefordshire, and 14.2% in the Social Rented Sector compared to 15.2% across the County.
Social rented properties were concentrated in Bromyard ward in which they accommodated
20% of households.

Second homes accounted for 1.0% of the housing stock in November 2010 (49 properties in

total) compared to 1.1% across Herefordshire.

The HMA is dominated by detached housing which accounted for 54.8% of dwellings in 2001,
compared to 43.0% across Herefordshire. 22.6% of the housing is semi-detached. A low
proportion of the housing stock is terraced or flatted (12.2% and 8.6% compared to 17.6%
and 11.0% across Herefordshire). The existing profile of housing contributes to affordability

issues.

Socio-Economic Characteristics

The employment focus is Bromyard market town i the 2001 census showed 2,112

Herefordshire residents working in Bromyard ward, making this ward the 8th out of the 40

2 ONS Mid 2006

2 For further details of the methodology of classifying settlements, see LDF Rural Settlements Hierarchy Background Paper:
Updated Nov 2010
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Herefordshire wards when ranked by numbers employed there, but this number is small as

compared tothetotalof nearly 32, 000 workiintgyd.n fAGreater Her

7.8 More people in this HMA worked at home than in Herefordshire as a whole (20.9% of the
working population as compared to 15.2%) and more travelled 10km or more to get to work
(39.7% as compared to 26.9%, the same figure as for Golden Valley HMA)*> This is not
surprising considering the relative lack of employment options in this HMA and the
accessibility of Worcester as a centre for employment. Worcester is located about 25km east

from Bromyard Market Town.

7.9 A location quotient analysis of the employment base in the market town indicates a
concentration of employment in 2007 in health and social work, education, hotels and

restaurants and manufacturing. This profile is typical of a market town.

710 A slightly above average proportion of t he HMA®G
compared to 24% across Herefordshire), while the HMA has a below average proportion of its

population of people aged under 16.

7.11  When data from the 2007 Indices of Deprivation is ranked for the 7 Housing Market Areas,
the Bromyard HMA has the third highest percentage of the population living in income-
deprived households, at 15.4%, whereas the figure for Herefordshire as a whole is 11.7%
Bromyard has one out of its 8 LSOAs®® which fall into the 20% most income-d e pr i ved L SOAd s

in England. This is in Bromyard town, known as AB
Housing Needs

7.12  Housing need is defined as the number of households who lack their own housing or who live

in unsuitable housing, and who cannot afford to meet their housing needs in the market.

7.13  An assessment of housing need has been undertaken drawing on a number of sources of
information including previous research by Herefordshire Council, a bespoke survey of local
prices and rents and information on household incomes. The detailed methodology is

described in Section 5.
Assessing Housing Affordability

7.14  Figure 7.1 below sets entry-level costs for buying or renting housing of different sizes in this
HMA. Prices for a 1-bed home start from about £75,000, and from £124,000 for a 2-bed

% Source: 2001 census
% Lower Level Super Output Areas (LSOAS)
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7.15

7.16

7.17

property. Entry level private rented range from £425 PCM for a 1-bed property and £550 for a
2-bed, through to £900 PCM for a 4-bed home.

Figure 7.1: Entry-Level Housing Costs

1 Bedroom | 2 Bedrooms | 3 Bedrooms | 4 Bedrooms

Entry-Level Private Rents (PCM) £425 £550 £650 £900

Entry-Level Purchase Price £75,000 £124,000 £179,000 £276,000

Source: Online Estate & Letting Agents Survey (Jan 2011)

Figure 7.2 indicates the annual income required to buy or rent a 2-bedroom property in the
HMA. This is based on a mortgage multiplier of 3.5 times income for house purchase with a
100% mortgage, and an assumption that 25% of income is spend on housing for rented
properties. It indicates substantial differences in the income levels required to access different

housing tenures without financial support.

Figure 7.2: Indicative Income Required to Buy-Rent 2-bed Property

£40,000

£35,000

£30,000

£25,000

£20,000

£15,000 —

£10,000 -

£5,000 -

£f0
RSL Rent Private Rent Purchase

Source: Online Estate & Letting Agents Survey (Jan 2011) & RSR 2011

To assess affordability it is necessary to compare housing costs against income. Figure 7.3
profiles the distribution of household incomes in the Bromyard HMA, and compares this with
the distribution county-wide. The median income in the Bromyard HMA at £34,891 pa is the
mid ranging, and 8% above the County average (£32,239 pa).

In the Bromyard HMA, the ratio of lower quartile house prices to lower quartile household

incomes is 4.61.
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7.18

7.19

7.20

As Figure 7.3 indicates, Bromyard has an above average proportion of households with

incomes of between £40,000 - £60,000 relative to the County-wide profile.

Figure 7.3: Distribution of Household Incomes in the HMA
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Household Income

Source: Experian (2010)

To assess affordability, a composite measure of the income required has been calculated
based on the mid-point of the income required to buy and the income needed to rent a two-
bedroom home. This has been compared with the distribution of household incomes within
the HMA to calculate the likely proportion of households unable to afford to buy/rent without

support. This calculation is shown in Figure 7.4 below.

Figure 7.4: Estimated Proportion of Households unable to afford Market Housing

without Subsidy

Bromyard HMA Herefordshire
Income Required to Access Market Housing £30,914
Number Unable to Afford 1,931 33,848
Estimated Households (2010) 5,163 80,976
% of Households Unable to Afford 37.4% 41.8%

Source: Online Survey of Estate & Letting Agents (Jan 2011), Experian (2010)

It is estimated that 37% of all households in this HMA cannot afford market housing without
subsidy compared to 42% across Herefordshire. This is particularly a function of the higher

incomes relative to other parts of the County. The proportion of newly-forming households,
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who are typically younger, unable to buy or rent without support is however considerably
higher at 76% of households aged under 35.

7.21  The housing affordability analysis indicates that market housing is unaffordable for many local
households without equity in existing homes.

Housing Needs Estimates

7.22  An estimate of housing need within the HMA has been made taking account of the following:

e Current housing need i total households who are currently in housing need, drawing on
information from the Council ds Housing Register
e Future housing need 1 taking account of estimated new household formation and the
proportion of estimated proportion of households unable to buy or rent in the market; and
o Affordable housing supply T considering the potential of the existing affordable housing
supply to meet housing needs.

7.23  The analysis undertaken herein is intended to provide a picture of housing needs for the
Housing Market Area. Herefordshire Council separately undertakes Housing Needs Surveys
for specific villages and parishes at a more | oc:
Facts and Figures website?®’

7.24  Total current housing need (the backlog) is estimated at 79 households, net of transfers,

based on the HomePoint Housing Register.

7.25 Numbers of newly-forming households expected to form over the next five years have been
estimated, and an affordability test applied to this. In the Bromyard HMA new household
formation is estimated at 275 over the next five years. It is estimated that 76% of newly-
forming households in the HMA are unable to afford market housing. This is below the

Herefordshire average of 80%.
7.26 Itis estimated that 47 existing households will fall into housing need over the next five years.

7.27  The supply of affordable housing over a five year period has been calculated based on actual
data on lettings for general needs and sheltered housing in the social sector.

7.28  Net affordable housing need in the HMA is calculated below:

2 http://lwww.herefordshire.gov.uk/factsandfigures/housingresearch
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7.29

7.30

7.31

7.32

7.33

7.34

Figure 7.5: Estimated Level of Housing Need 2011-16

Bromyard HMA
A Backlog of Need 79
B Newly-Arising Need (5 Year) 256
C Total Need (= A + B) 335
D Affordable Housing Supply (5 Year) 292
E Net Need (5 Year) (=C - D) 43
F Affordable Housing Requirement PA (=E / 5) 9
Additional Homes Proposed PA 41
Need as % of Proposed Supply 21%

It is estimated that there is an annual need for 9 units of affordable housing in the
Bromyard HMA. This compares with an estimated supply of 41 new homes per annum

(2006-26). The level of need represents 21% of the projected supply.

The potential for intermediate affordable housing, such as shared ownership or intermediate
rented housing, has been calculated by considering the proportion of newly-forming
households and households on the Housing Register who can afford to pay more than
existing social housing rents, but cannot afford to rent privately or purchase housing without

financial support. The detailed methodology is described in Section 5.

It is estimated that an income of £30,914 is required to access market housing, but that an

income of £22,841 is required to access intermediate housing within the Bromyard HMA.

Within the Bromyard HMA, the housing needs analysis indicates a surplus of social rented
housing indicating that in the short-term new affordable housing should be intermediate
provision. A particular surplus of one-bed properties is identified, with a stronger requirement

for properties with three and four bedrooms.
Housing Market Performance

The Zoopla House Price Index indicates that the average price paid for a standard property in
Bromyard over the last three years was £216,674 1 marginally above the County average of
£212,238. The average price in the last 12 months (to November 2010) was £219,877.
Housing turnover is relatively low at 9.8% (over the last year and on average over the last 3
years). Relative house prices in the town are below those in Ross-on-Wye and Ledbury; but

above those in the other towns in the County.

This picture is reaffirmed by looking at house prices before the market downturn. Taking all
property sales during the 3 years 2006-2008 inclusive, the median property price in this HMA

was £225,000 as compared to £187,750 for Herefordshire as a whole. When these median
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prices are ranked in order from cheapest to most expensive, Bromyard HMA is ranked 3rd out
of the 7 HMAOSS

73 Herefordshire Councilbés survey of Estate Agents i
town to be roughly at the mid point when all 12 areas used for this survey were ranked in
order, whereas the rural areas and other settlements in the HMA came out as the 3rd most
expensive area for most property types, those around Ledbury surrounds, and the Golden

Valley area.

736 Privat e rent al |l evels came out as similarly ranked,
estimated as ranging from £363 for a one-bed flat to £625 for a four-bed house in Bromyard

town, and £375 to £638 for Bromyard surrounds.

7.37  Evidence from discussions with estate agents in January 2010°® points to the following

conclusions regarding local market conditions:

. Market conditions were described as poor, related particularly to the level of first-time
buyer activity.

. Current demand for sales is more from people from outside of the area than local.
This includes households returning from overseas as well as from other parts of the
UK. A substantial proportion is from older households looking to retire and downsize.

. The lettings market locally is also currently difficult, in contrast to other parts of the
County. A significant proportion of rental demand comes from international migrants,
particularly from Poland and Hungary and working locally, including at Holdens and
Rydon House. Rental demand (in the private sector) is primarily for two-bedroom
properties.

. There have been relatively few recent buy-to-let investments in the local market.

Potential for Population & Economic Growth

7.38 It is proposed to deliver 500 houses in Bromyard over the period between 2006-26 with an
estimated 317 pro rata in the rural parts of the HMA, representing housing growth of 0.8%
(with growth at a rate of 0.9% in Bromyard itself).

7.39  Against the baseline forecasts of employment growth of a net reduction in total employment in
the County of -2.2%, we estimate that employment will reduce by a more moderate -1.2% in
Bromyard, taking account of the townods economi ¢
breakdown of employment, we project theprdflel | owi ng
over the period 2006-26.

3 Flint and Cook Bromyard, Jan 2010
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7.40

7.41

7.42

7.43

7.44

Figure 7.6: Prospective Changes in Occupational Profile in Bromyard, 2006-26

Elementary

Process, Plant & Machine...
Sales & Customer Service
Personal Service

Skilled Trades M Total by Occupation,

Administrative & Secreterial 2006

m Total by Occupation,
2026

Associate Professional &...
Professional Occupations

Managers & Senior Officials

0 200 400

Source: GLH

Our projections show a particular reduction in process, plant and machine operatives (-15%).
We see moderate growth in the numbers employed in personal service, professional and
associate professional/technical occupations.

This baseline profile does not however take account of the implementation of the 5ha

employment allocation identified in the Core Strategy Preferred Options.
Future Housing Requirements

Housing demand within the Bromyard HMA includes a mix of people living and working
locally, households retiring to the area, and some lifestyle moves from households who might
work in Worcester. The retirement market however is not as strong as in the Ledbury and
Ross-on-Wye HMAs.

A demographic model has been constructed in order to estimate housing need and demand
within each HMA for different sizes and types of housing. The model takes account of the
planned level of housing provision within the HMA over the plan period as well as wider
changes in the structure of the population. By considering the size and type of housing
occupied by households of different age groups within the HMA, projections are made of

future need and demand for housing.

The model takes account of development viability and funding. It assumes that 40% of net

new housing delivered over the 2006-26 plan period is affordable housing.
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Demand for Market Housing

7.45  The table and figure below show estimates of the sizes and types of market housing required
in the whole of the Bromyard HMA. The data suggests a requirement for 490 additional
market units with the majority of these being three bedroom homes. In addition the data
suggests that the vast majority of housing required will be in the form of houses (or

bungalows).

7.46  Overall the data suggests that around two-thirds of additional market housing should be
family (3+ bedroom) accommodation and around a third smaller units. Of the total, it is

suggested that less than 1% should be in the form of flats.

Figure 7.7: Estimated Size and Type of Dwellings Required 2006 to 2026 i Market

Housing (Bromyard HMA)

: Additional homes

Typelsize 2006 2026 2006-2026

1 bedroom 166 183 17

2 bedroom 675 823 148

3 bedroom 2,025 2,321 296

4+ pedroom 1,451 1,481 29

Total 4,317 4,807 490
Houses 4,092 4,580 488

Flats 225 227 2

Total 4,317 4,807 490

Figure 7.8: Size and Type of Market Housing Required 2006 to 2026 (Bromyard HMA)

Size Type
1 bedroom I 3.5%
House 99.5%
2 bedrooms 3042%
3 bedrooms 60.4%
Flat | 0.5%
4+ bedrooms I 5.9%
0% 20% A40% 60% 80% 0% 20% 40% 60% 80% 100% 120%
% of additional dwellings required % of additional dwellings required
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Affordable Housing

7.47  The table and figure below show estimates of the sizes and types of affordable housing
required in the whole of the Bromyard HMA. The data suggests a requirement for 327
additional affordable units (40% of all housing) with the largest proportion being two bedroom
homes. In addition the data suggests that the majority of housing required will be in the form
of houses (or bungalows).

7.48  Overall the data suggests that under a third of additional affordable housing should be family
(3+ bedroom) accommodation and just over two-thirds smaller units. Of the total, it is

suggested that around a quarter should be in the form of flats.

Figure 7.9: Estimated Size and Type of Dwellings Required 2006 to 2026 i Affordable

Housing (Bromyard HMA)

: Additional homes
Typelsize 2006 2026 2006-2026
1 bedroom 166 261 95
2 bedroom 231 356 125
3 bedroom 244 338 94
4+ pedroom 37 49 12
Total 678 1,005 327
Houses 508 751 243
Flats 170 254 83
Total 678 1,005 327

Figure 7.10: Size and Type of Affordable Housing required 2006 to 2026 (Bromyard

HMA)

Size Type

4+ bedrooms I 3.8%
0%

10% 20% 30% 40% 50% 0% 20% 40% 60% 80%

House 74.6%

Flat 25.4%

% of additional dwellings required % of additional dwellings required
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Urban/Rural Split

7.49  The tables below show the above information split between the urban and rural part of the
Bromyard HMA. Overall, the data shows that of the estimated housing requirement in the
HMA some 61.2% is in the urban area (500 of 817 units over the 2006 to 2026 period).

7.50 In the market sector the data suggests that in both areas the main requirement is for three
bedroom homes although there is a noticeable difference for four bedroom accommodation 1
with no requirement shown in the rural area. In the affordable sector the data suggests a
larger requirement for family accommodation in the rural area compared with urban parts of
the HMA.

Figure 7.11: Estimated Size and Type of Dwellings Required 2006 to 2026 i Market Housing

(Bromyard HMA)

. Bromyard Urban Bromyard Rural Bromyard HMA
Typelsize
Number % Number % Number %

1 bedroom 15 5.0% 2 1.0% 17 3.5%
2 bedroom 73 24.5% 74 39.2% 148 30.2%
3 bedroom 145 48.3% 151 79.5% 296 60.4%
4+ bedroom 66 22.2% -37 -19.7% 29 5.9%
Total 300 100.0% 190 100.0% 490 100.0%
Houses 292 97.3% 196 103.0% 488 99.5%
Flats 8 2.7% -6 -3.0% 2 0.5%
Total 300 100.0% 190 100.0% 490 100.0%

Figure 7.12: Estimated Size and Type of Dwellings Required 2006 to 2026 i Affordable Housing

(Bromyard HMA)

) Bromyard Urban Bromyard Rural Bromyard HMA
Typel/size
Number % Number % Number %

1 bedroom 71 35.7% 24 18.9% 95 29.2%
2 bedroom 76 38.1% 49 38.7% 125 38.3%
3 bedroom 47 23.3% 47 37.3% 94 28.7%
4+ bedroom 6 3.0% 6 5.0% 12 3.8%
Total 200 100.0% 127 100.0% 327 100.0%
Houses 117 58.3% 127 100.0% 243 74.5%
Flats 83 41.7% 0 0.0% 83 25.5%
Total 200 100.0% 127 100.0% 327 100.0%

Delivery Considerations

7.51 Bromyard is a relatively small town. An appropriately sized urban extension is planned, but
there is a small, local market. Appropriate delivery phasing with a relatively long build-out

period will be required to deliver housing at the urban extension over the plan period.
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8.1

8.2

8.3

8.4

8.5

8.6

8.7

8.8

ROSS-ON-WYE HOUSING MARKET

Geography

The Ross-on-Wye HMA forms the southern part the county, bordering Worcestershire and
Gloucestershire. With a population of 29,500 it has the second largest population out of the
HMAG s

The HMA includes the Market Town of Ross-on-Wye, together with the wards of Valletts,
Pontrillas, Llangarron, Kerne Bridge, Penyard and Old Gore. Kingstone and Lea are Rural
Service Centres. The villages of Winnal and Weston under Penyard are rural hubs whilst

Garway, Goodrich, Gorsley, Peterstow, and Pontrilas are local service centres®.

Access to services is only slightly lower than for Herefordshire as a whole: 79.8% of
households are within 2km of a post office (82.8% for Herefordshire) and 69.1% of

households are within 4km of a free cash point (61.6% for Herefordshire).30

Current Housing Offer
The HMA contains 13,400 properties31 representing 17% of total properties in Herefordshire.

In 2001, 74.1% of households were owner occupiers which was above average for the
County (70.8%). While levels of private renting were consistent with the County average
(9.0% against 9.1%), the level of social rented housing was notably below average (11.7%

compared to 15.2%). Private renting can be expected to have increased since 2001.

In 2001, 53% of social rented housing in the HMA was in the town of Ross-on-Wye with the
largest concentration along the Walford Road on the south side of the town. Social rented
housing accommodated 17% of households in Ross compared to 9% in the rural wards in the
HMA (although Valetts ward had a higher proportion at 16%). Owner occupation is highest at
79-82% in the west of the HMA in the rural wards in the south of the HMA (Penyard, Pontrilas,

Kerne Bridge and Llangarron).

Second homes ownership is above the County average at 1.4% of homes, but not as high as

in the Golden Valley or Kington HMAs. 1.9% of housing is vacant.

Across the HMA, a very high proportion of housing was detached at 55% (in 2001), compared

to 43% across Herefordshire. Part of this is accounted for by bungalows (of which there is a

2 For further details of the methodology of classifying settlements, see LDF Rural Settlements Hierarchy Background Paper:
Updated Nov 2010

Source: Commission for Rural Communities, 2007
3 Council Tax Records, October 2010
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notable number in Ross). Proportions of other housing types are correspondingly lower, with
flats making up 9.8% of the housing stock in 2001. Since 2001 we would however expect the

mix to have diversified somewhat.

Socio-Economic Characteristics

8.9 The employment focus is the market town of Ross-on-Wye, which has a population of 10,000
and is the third largest town in Herefordshire after Hereford City and Leominster. The 2001
census showed 4,200 Herefordshire residents working in Ross (the wards of Ross-on-Wye
East and Ross-on-Wye West), putting it in third place, after Hereford and Leominster, as a
source of employment. Estimated employment in 2007 was 5,000%.

8.10  The proportion of people working at home in this HMA is a little higher than in Herefordshire
as a whole (18.9% of the working population as compared to 15.2%). More people travelled
10km or more to get to work (32.7% as compared to 26.9%)33 which probably reflects the

areabds good road | inks, including out of the coun

8.11 A location quotient analysis of the employment base indicates a concentration of employment
in 2007 in transport, storage and communication and in other community, social and personal

service activities.

8.12  When data from the 2007 Indices of Deprivation is ranked for the 7 Housing Market Areas,
the Ross HMA has the fifth highest percentage of the population living in income-deprived
households, at 10.0%, whereas the figure for Herefordshire as a whole is 11.7%. Income
deprivation overall is therefore relatively limited. However, there is a fAhot spo
HMA as one of its 19 LSOAG6s -daprdisvddtloS Gnhées 2i0ro Hr
This is thehMRWyrsl ed arorWye West waid fthe Raug Road estate
on the north side of the town). It also falls into the 20% most deprived LSOAs for income

deprivation affecting older people.

Housing Need

8.13 Housing need is defined as the number of households who lack their own housing or who live

in unsuitable housing, and who cannot afford to meet their housing needs in the market.

8.14  An assessment of housing need has been undertaken drawing on a number of sources of
information including previous research by Herefordshire Council, a bespoke survey of local
prices and rents and information on household incomes. The detailed methodology is

described in Section 5.

32 Annual Business Inquiry, 2007 / HBC Analysis
3 Source: 2001 Census
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8.15

8.16

8.17

Assessing Housing Affordability

Figure 8.1 below sets entry-level costs for buying or renting housing of different sizes in this
HMA. Prices for a 1-bed home start from about £71,000, and from £117,000 for a 2-bed
property, which is likely to be the main focus for first-time buyers linked to a low supply of
one-bed properties. Entry level private rented range from £400 PCM for a 1-bed property and
£500 for a 2-bed, through to £750 PCM for a 4-bed home.

Figure 8.1: Entry-Level Housing Costs

1 Bedroom | 2 Bedrooms | 3 Bedrooms | 4 Bedrooms

Entry-Level Private Rents (PCM) £400 £500 £575 £750

Entry-Level Purchase Price £71,000 £117,000 £162,000 £226,000

Source: Online Estate & Letting Agents Survey (Jan 2011)

Figure 8.2 indicates the annual income required to buy or rent a 2-bedroom property in the
HMA. This is based on a mortgage multiplier of 3.5 times income for house purchase with a
100% mortgage, and an assumption that 25% of income is spend on housing for rented
properties. It indicates substantial differences in the income levels required to access different
housing tenures without financial support.

Figure 8.2: Indicative Income Required to Buy-Rent 2-bed Property

£40,000

£35,000

£30,000

£25,000

£20,000

£15,000 -
£10,000 -

£5,000 -

£f0 -
RSL Rent Private Rent Purchase

Source: Online Estate & Letting Agents Survey (Jan 2011) & RSR 2011

To assess affordability it is necessary to compare housing costs against income. Figure 8.3
profiles the distribution of household incomes in the Ross-on-Wye HMA, and compares this
with the distribution county-wide. The median income in the Ross HMA at £36,426 pa is the
highest of any of the HMAs, and 13% above the County average (£32,239 pa).
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8.18

8.19

8.20

In the Ross HMA, the ratio of lower quartile house prices to lower quartile household incomes
is 4.15: the lowest of any of the HMA.

Figure 8.3: Distribution of Household Incomes in the HMA

35.00%

30.00%

25.00%
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15.00%

% Households
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10.00%

N County

5.00%
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Household Income

Source: Experian (2010)

To assess affordability, a composite measure of the income required has been calculated
based on the mid-point of the income required to buy and the income needed to rent a two-
bedroom home. This has been compared with the distribution of household incomes within
the HMA to calculate the likely proportion of households unable to afford to buy/rent without

support. This calculation is shown in Figure 8.4 below.

Figure 8.4: Estimated Proportion of Households unable to afford Market Housing

without Subsidy

Ross-on-Wye HMA Herefordshire
Income Required to Access Market Housing £28,714
Number Unable to Afford 3,445 33,848
Estimated Households (2010) 12,968 80,976
% of Households Unable to Afford 26.6% 41.8%

Source: Online Survey of Estate & Letting Agents (Jan 2011), Experian (2010)

It is estimated that 27% of all households in this HMA cannot afford market housing without
subsidy compared to 42% across Herefordshire. This is particularly a function of a higher

proportion of households with incomes between £30,000 - £50,000. The proportion of newly-
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8.21

8.22

8.23

8.24

8.25

8.26

8.27

8.28

forming households, who are typically younger, unable to buy or rent without support is

however considerably higher at 64% of households aged under 35.

The housing affordability analysis indicates that market housing is unaffordable for many local
households without equity in existing homes.

Housing Needs Estimates

An estimate of housing need within the HMA has been made taking account of the following:

e Current housing need i total households who are currently in housing need, drawing on
information from the Council ds Housing Register
e Future housing need 7 taking account of estimated new household formation and the
proportion of estimated proportion of households unable to buy or rent in the market; and
o Affordable housing supply T considering the potential of the existing affordable housing

supply to meet housing needs.

The analysis undertaken herein is intended to provide a picture of housing needs for the
Housing Market Area. Herefordshire Council separately undertakes Housing Needs Surveys
for specific villages and parishes at a more | oc:

Facts and Figures website®

Current housing need (the backlog) is estimated at 266 households, net of transfers, based

on the HomePoint Housing Register.

Numbers of newly-forming households expected to form over the next five years have been
estimated, and an affordability test applied to this. In the Ross HMA new household formation
is estimated at 613 over the next five years. It is estimated that 64% of newly-forming
households in the HMA are unable to afford market housing. This is below the Herefordshire
average of 80%.

It is estimated that over a five year period, 126 existing households will fall into housing need.

The supply of affordable housing over a five year period has been calculated based on actual

data on lettings for general needs and sheltered housing in the social sector.

Net affordable housing need in the HMA is calculated below:

3 http://lwww.herefordshire.gov.uk/factsandfigures/housingresearch
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8.29

8.30

8.31

8.32

8.33

8.34

8.35

Figure 8.5: Estimated Level of Housing Need 2011-16

Ross HMA

A Backlog of Need 266

B Newly-Arising Need (5 Year) 519

C Total Need (= A + B) 785

D Affordable Housing Supply (5 Year) 514

E Net Need (5 Year) (=C - D) 271

F Affordable Housing Requirement PA (=E / 5) 54
Additional Homes Proposed PA 93
Need as % of Proposed Supply 58%

It is estimated that there is an annual need for 54 units of affordable housing in the Ross
HMA. This compares with an estimated supply of 93 new homes per annum (2006-26). The

level of need represents 58% of projected supply.

The potential for intermediate affordable housing, such as shared ownership or intermediate
rented housing, has been calculated by considering the proportion of newly-forming
households and households on the Housing Register who can afford to pay more than
existing social housing rents, but cannot afford to rent privately or purchase housing without

financial support. The detailed methodology is described in Section 5.

It is estimated that an income of £28,714 is required to access market housing, but that an

income of £21,741 is required to access intermediate housing within the Ross-on-Wye HMA.

Within the Ross-on-Wye HMA it is estimated that 86% of households in need will be able to

afford intermediate housing, with 14% requiring social rented housing.

The housing needs analysis indicated that in the short-term, 44% of needs are 1-bed
properties, 22% for 2-bed, 23% for 3-bed and 11% for properties with 4 or more bedrooms.

This takes account of both needs and the profile and turnover of existing stock.

Housing Market Performance

The Zoopla House Price Index indicates that the average house price paid for a standard
property in Ross-on-Wye over the last three years (2008-10) was £232,864, 10% above the
County average and the highest of any of the market towns (and Hereford City). The average
house price in the last 12 months (to Nov 2010) was £242,374: substantially higher than in

the other towns market towns. There is clearly a price premium attached to living in Ross.

The market is also relatively more buoyant, with a higher turnover at 16.3% pa than in the

other market towns (over the last three years on average, and the last year).
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8.36

8.37

8.38

8.39

8.40

Taking all property sales in 2008, the median property price in this HMA was £230,000 i
22.5% above the £187,750 average across Herefordshire.

The Council has analysed the distribution of sales in the HMA. Taking all property sales
during the 3 years 2006-2008 inclusive, the median property price in this HMA was £230,000

as compared to £187,750 for Herefordshire as a whole.

Herefordshire Council bés survey ofekEstaterApgpenty
in Ross-on-Wye to be ranked about a third of the way from the bottom of the range of areas

surveyed, while prices in Ross surrounds were ranked at about a third of the way from the top

of the range.

Private rental levels in Ross town were ranked at close to the middle of the range, with the
Afentry |l evel 0 mont hly r entoml£37Hferiamrge-bed flat o 8688 ed as
for a four-bed house, and private rental levels in Ross surrounds were ranked at close to the

top of the range, with the fAentry | eveld monthly

£788.

Evidence from discussions with estate agents in January 2010% points to the following

conclusions regarding local market conditions:

e The sales market is reasonable, but activity is down around 6% on levels in 2007/8.
There is significant latent demand but restrictions on mortgage finance are affecting
households ability to purchase. This is particularly affecting demand for 1-3 bed
properties.

e Current demand for sales comprises local demand as well as demand from people
currently living outside of the area, looking to move as a result of both job relocations and
for retirement. This includes households from
households returning from overseas (e.g. France). A recent trend has been a growth in
enquiries from couples with children from Birmingham. People relocating to the area
make up a substantial proportion of sales.

e There is demand for a range of different property types, from bungalows and older semi-
detached properties to large 4/5 bedroom houses. There is a particularly high demand for
rural cottages.

o Flats are currently difficult to sell, as the core of demand is typically from first-time buyers
and investors, who are currently absent from the market.

e The lettings market is currently strong, with particular demand for 2-bed properties

especially with parking. Rents have increase c. 25% over the last year.

35Parryc‘)s, Jan 2010

F:\Housing Market Assessment\LHMA assessment\FINAL FINAL FINAL\Final LHMA Report (30-06-11-nxi) (5).doc

Page 116 of 175

June 2011

GLHEARN®

t



Herefordshire Local Housing Market Assessment
Final Report

8.41

8.42

8.43

8.44

8.45

e Prospective tenants are of all ages, but particularly people in their 20s. The Wycroft Park
area is particularly attractive.

e There has been a recent increase in the supply of rented property (over the last 6-8
months), particularly from households letting their properties and moving abroad.
Generally landlords have small portfolios of between 17 3 properties.

e Rental properties further out on the Walford Road (ex local authority stock), are more

difficult to let, linked to the character and age of amenities.

Within the town, older Victorian properties are concentrated in more central areas and attract
a premium. There is a limited supply of flats, and those existing are often targeted at older
persons. A new-build development of retirement flats is currently being marketed at Wallace
Court on Station Street, close to the town centre. This comprises 43 one and two-bed

properties with parking and communal gardens and security.

An analysis of house prices in 2008 suggests a particular premium on prices for flats in the

HMA as well as large, detached housing (5+ bed) relative to other parts of Herefordshire.

Potential Population and Economic Growth

It is proposed to deliver 1,000 new dwellings in Ross-on-Wye over the period between 2006-
26 representing household growth of 21.9% or 1.1% per annum. It is estimated that 862
dwellings would be delivered in the rural parts of the HMA based on the existing distribution of
households representing household growth of 10.8%. The total household growth of 14.8% is

relatively moderate compared to other parts of the County, except for the Golden Valley HMA.

Baseline forecasts of employment growth indicate a net reduction in total employment in the
County will arise over the plan period between 2006-26, primarily as a result of the recession.
Taking account of the economic structure of the HMA, we project a growth of employment of

0.2% between 2006-26 under baseline conditions.

Considering the sectoral breakdown of employment, we project the following changes in the

townds occupational pr2éf il e over the period
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8.47

8.48

8.49

8.50

Figure 8.6: Prospective Changes in Occupational Profile in Ross-on-Wye, 2006-26
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Source: GLH
Our projections show a particular reduction in process, plant and machine operatives (-13%).
We see moderate growth in the numbers employed in personal service, administrative and

secretarial, professional and associate professional/technical occupations.

This baseline profile does not however take account of the extant consent for 10ha of
employment land at Model Farm which is expected to come forward in the first half of the plan
period.

In overall terms, we would expect job creation at a range of levels over the plan period,

including for both mid market and larger homes.

Future Housing Requirements

A broad profile of need and demand can be expected to result within the Ross HMA over the
plan period including need/demand from people working locally, from moderate employment
growth and from retirement and lifestyle moves to the area. The retirement market is more

pronounced in this area than in other parts of the County.

A demographic model has been constructed in order to estimate housing need and demand
within each HMA for different sizes and types of housing. The model takes account of the
planned level of housing provision within the HMA over the plan period (and adjusts
assumptions on future net migration to take account of this), as well as wider changes in the
structure of the population taking account of birth and death rates, the ageing of the
population and expected future changes to headship rates (which describe the proportion of

people in different age brackets which are heads of households). By considering the size and
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type of housing occupied by households in different age groups by gender within the HMA,
projections can be made of future need and demand for housing arising from expected

changes in the make-up of the population and structure of households.

8.51  The model takes account of development viability and funding (and the level of existing stock)
and assumes that 40% of net new housing delivered over the 2006-26 plan period is
affordable housing.

Demand for Market Housing

8.52  The table and figure below show estimates of the sizes and types of market housing required
in the whole of the Ross HMA. The data suggests a requirement for 1,117 additional market
units with the majority of these being three bedroom homes. In addition the data suggests that

the majority of housing required will be in the form of houses (or bungalows).
8.53  The Housing Market Model suggests that just under two-thirds of additional market housing
should be family (3+ bedroom) accommodation and around a third smaller units. Of the total,

it is suggested that around 10% should be in the form of flats.

Figure 8.7: Estimated Size and Type of Dwellings Required 2006 to 2026 i Market

Housing (Ross HMA)

: Additional homes

Typelsize 2006 2026 2006-2026

1 bedroom 502 583 81

2 bedroom 1,746 2,064 319

3 bedroom 4,995 5,659 664

4+ bedroom 4,004 4,057 54

Total 11,246 12,363 1,117
Houses 10,483 11,489 1,006

Flats 763 874 111

Total 11,246 12,363 1,117

8.54  The existing market for flats in Ross does appear however somewhat under-developed and

there is a price premium for flats within the town. Against this context, a slightly higher
number of flats than indicated might be acceptable.
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Figure 8.8: Size and Type of Market Housing required 2006 to 2026 (Ross HMA)

Size Type

1 bedroom I 7.3%
House
2 bedrooms - 28.5%
I 9.9%

90i1%

4+ bedrooms I 4.8%
0%

Flat

20% 40% 60% 80% 0% 20% 40% 60% 80% 100%

% of additional dwellings required % of additional dwellings required

Sizes of Affordable Housing

8.55 The table and figure below show estimates of the sizes and types of affordable housing
required in the whole of the Ross HMA. The analysis is based on delivery of 745 additional
affordable units (40% of all housing). It identifies that the main requirement being for two
bedroom homes. In addition the data suggests that the majority of housing required will be in

the form of houses (or bungalows).

8.56  Overall the data suggests that around 30% of additional affordable housing should be family
(3+ bedroom) accommodation and the remainder smaller units. Of the total, it is suggested
that around 30% should be in the form of flats.

Figure 8.9: Estimated Size and Type of Dwellings Required 2006 to 2026 i Affordable

Housing (Ross HMA)

. Additional homes
Typelsize 2006 2026 2006-2026
1 bedroom 334 587 253
2 bedroom 430 704 273
3 bedroom 481 681 200
4+ bedroom 77 96 19
Total 1,322 2,067 745
Houses 951 1,477 526
Flats 371 590 219
Total 1,322 2,067 745
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Figure 8.10: Size and Type of Affordable Housing required 2006 to 2026 (Ross HMA)

Size Type

33.9%
House 70.6%
36.7%

1 bedroom
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Urban/Rural Split

8.57  The tables below show the above information split between the urban and rural part of the
Ross HMA. Overall, the data shows that of the estimated housing requirement in the HMA
some 53.7% is in the urban area (1,000 of 1,862 units over the 2006 to 2026 period).

8.58 In the market sector the data suggests that in both areas the main requirement is for three
bedroom homes although there is a noticeable difference for four bedroom accommodation i
with no requirement shown in the rural area. Additionally, the urban area shows a higher
requirement for flats than the rural part of the HMA. In the affordable sector the data suggests
a larger requirement for family accommodation in the rural area compared with urban parts of
the HMA.

Figure 8.11: Estimated Size and Type of Dwellings Required 2006 to 2026 i Market Housing (Ross

HMA)
) Ross Urban Ross Rural Ross HMA
Typelsize
Number % Number % Number %

1 bedroom 39 6.5% 42 8.1% 81 7.3%
2 bedroom 165 27.5% 154 29.8% 319 28.6%
3 bedroom 297 49.5% 367 71.0% 664 59.4%
4+ bedroom 99 16.5% -46 -8.9% 54 4.8%
Total 600 100.0% 517 100.0% 1,117 100.0%
Houses 524 87.3% 483 93.4% 1,006 90.1%
Flats 76 12.7% 35 6.8% 111 9.9%
Total 600 100.0% 517 100.0% 1,117 100.0%
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Figure 8.12: Estimated Size and Type of Dwellings Required 2006 to 2026 i Affordable Housing

(Ross HMA)
Typelsize Ross Urban Ross Rural Ross HMA
Number % Number % Number %
1 bedroom 160 40.0% 93 27.0% 253 34.0%
2 bedroom 132 33.0% 141 40.9% 273 36.6%
3 bedroom 96 24.0% 104 30.1% 200 26.8%
4+ bedroom 13 3.3% 6 1.7% 19 2.6%
Total 400 100.0% 345 100.0% 745 100.0%
Houses 226 56.5% 299 86.7% 526 70.6%
Flats 174 43.5% 46 13.3% 219 29.4%
Total 400 100.0% 345 100.0% 745 100.0%
Delivery Considerations

8.59 The evidence presented highlights substantial need for affordable housing within the HMA
and combined with the Development Viability Study undertaken justifies the affordable
housing target of 40% for the HMA.

8.60 In the short-term, market demand for flats is likely to be limited; however information on prices
from 2008 indicates suggests that this market may return in the medium-term. As a
consequence of the restrictions on mortgage lending, there is a strong potential market for
intermediate housing such as shared ownership in the short-term. Over the longer-term we
would respect the demand profile to remain focused on housing with the greatest requirement
for 3-bed properties.

8.61  Overall the data suggests that around 30% of additional affordable housing should be family
(3+ bedroom) accommodation and the remainder smaller units. Of the total, it is suggested
that around 30% should be in the form of flats.

8.62  Analysis of mix of homes in consented schemes should be undertaken to inform

consideration of the housing mix to be delivered as part of the proposed urban extension of
350 dwellings to the south-east of the town.
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9 KINGTON HOUSING MARKET

Geography

9.1 The Kington HMA is in the north west of the county, bordering Wales. It has a population of
9,500, the second small est Kingtanls the it nérkettavht er Gol
but the villages of Eardisley and Shobdon have sufficient faciliies and employment
opportunities to be classified as rural service centres. In addition, Lyonshall and Winforton
are within 5km of a rural service centre and the villages of Alimeley and Pembridge have 4 or

more key services and public transport provision®®.

9.2 Access to services is poorer than for Herefordshire as a whole: 73.3% of households are
within 2km of a post office (82.8% for Herefordshire) and 40.0% of households are within 4km

of a free cashpoint (71.1% for Herefordshire).*

Current Housing Offer

9.3 The HMA contains 4351 properties representing 5% of total properties in Herefordshire.

9.4 In 2001, 68% of households were owner occupiers which was below average for the County
(70.8%), as were levels of social renting (13.1% compared to 15.2% across Herefordshire).
The level of private rented housing, and households living rent free (at 13.1% and 5.8%
respectively) were both above average. The profile is particularly influenced by that of Kington
Town, where 18% of households in 2001 were living in the social rented sector and 17% in
the private rented sector. Owner occupation was 61%. In comparison in the two rural wards in
the HMA, owner occupation was 73-74% in 2001.

9.5 Second home ownership is the second highest in the County at 2.0% of the housing stock,
compared to 1.0% across Herefordshire. The HMA has an above average number of vacant

properties, with a vacancy rate of 3.0% compared to 2.0% County-wide.

9.6 Across the HMA, the majority of housing was detached at 56% (in 2001), compared to 43%
across Herefordshire. Proportions of other housing types are correspondingly lower, with flats

making up just 5.7% of the housing stock compared to 11.0% County-wide in 2001.

% For further details of the methodology of classifying settlements, see LDF Rural Settlements Hierarchy Background Paper:
%pdated Nov 2010

Source: Commission for Rural Communities, 2007
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9.7

9.8

9.9

9.10

9.11

9.12

Socio-Economic Characteristics

The market town of Kington is the smallest of the market towns, with a population of 3,200.
Nevertheless, it does provide some employment, with 1,155 Herefordshire residents working
in the ward of Kington Town, as shown in the 2001 census.

More people in this HMA worked at home than in Herefordshire as a whole (24.0% of the
working population as compared to 15.2%) and more travelled 10km or more to get to work
(34.7% as compared to 26.9%).%

A location quotient analysis of the employment base indicates a concentration of employment
in 2007 in manufacturing, construction and other community, social and personal service

activities within Kington.

Housing Need

Housing need is defined as the number of households who lack their own housing or who live

in unsuitable housing, and who cannot afford to meet their housing needs in the market.

An assessment of housing need has been undertaken drawing on a number of sources of
information including previous research by Herefordshire Council, a bespoke survey of local
prices and rents and information on household incomes. The detailed methodology is
described in Section 5.

Assessing Housing Affordability

Figure 9.1 below sets entry-level costs for buying or renting housing of different sizes in this
HMA. Prices for a 1-bed home start from about £69,000, and from £124,000 for a 2-bed
property. Entry level private rented range from £415 PCM for a 1-bed property and £440 for a
2-bed, through to £700 PCM for a 4-bed home. Rents are above average for 1-bed
properties, but below average for 4-bed properties relative to other HMAs.

Figure 9.1: Entry-Level Housing Costs

1 Bedroom

2 Bedrooms

3 Bedrooms

4 Bedrooms

Entry-Level Private Rents (PCM)

£415

£440

£600

£700

Entry-Level Purchase Price

£69,000

£124,000

£188,000

£268,000

9.13

Source: Online Estate & Letting Agents Survey (Jan 2011)

Figure 9.2 indicates the annual income required to buy or rent a 2-bedroom property in the

HMA. This is based on a mortgage multiplier of 3.5 times income for house purchase with a

% Source: 2001 census
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9.14

9.15

9.16

100% mortgage, and an assumption that 25% of income is spend on housing for rented
properties. It indicates substantial differences in the income levels required to access different
housing tenures without financial support. There is a particularly strong difference between

the income required to rent and to purchase in this HMA.

Figure 9.2: Indicative Income Required to Buy-Rent 2-bed Property

£40,000

£35,000

£30,000

£25,000

£20,000

£15,000 -
£10,000 -

£5,000 -

£f0 -
RSL Rent Private Rent Purchase

Source: Online Estate & Letting Agents Survey (Jan 2011) & RSR 2011

To assess affordability it is necessary to compare housing costs against income. Figure 9.3
profiles the distribution of household incomes in the Ross-on-Wye HMA, and compares this
with the distribution county-wide. The median income in the Ross HMA at £31,649 pa is the

second lowest after Hereford and Leominster, and 2% below the County average (£32,239

pa).

In the Kington HMA, the ratio of lower quartile house prices to lower quartile household

incomes is 4.94: the second highest of any of the HMA (after Hereford).

Analysis of the distribution of incomes indicates a high proportion of households earning
£30,000 - £40,000 in this HMA relative to the County-wide profile. 40% of households fall

within this income bracket.
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9.17

9.18

9.19

Figure 9.3: Distribution of Household Incomes in the HMA
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Source: Experian (2010)

To assess affordability, a composite measure of the income required has been calculated
based on the mid-point of the income required to buy and the income needed to rent a two-
bedroom home. This has been compared with the distribution of household incomes within
the HMA to calculate the likely proportion of households unable to afford to buy/rent without

support. This calculation is shown in Figure 9.4 below.

Figure 9.4: Estimated Proportion of Households unable to afford Market Housing

without Subsidy

Kington HMA Herefordshire
Income Required to Access Market Housing £28,274
Number Unable to Afford 1,562 33,848
Estimated Households (2010) 3,283 80,976
% of Households Unable to Afford 36.5% 41.8%

Source: Online Survey of Estate & Letting Agents (Jan 2011), Experian (2010)

It is estimated that 37% of all households in this HMA cannot afford market housing without
subsidy compared to 42% across Herefordshire. This is particularly a function of a higher
proportion of households with incomes between £30,000 - £40,000. The proportion of newly-
forming households, who are typically younger, unable to buy or rent without support is

however considerably higher at 84% of households aged under 35.

The housing affordability analysis indicates that market housing is unaffordable for many local

households without equity in existing homes.
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Housing Needs Estimates

9.20  An estimate of housing need within the HMA has been made taking account of the following:

e Current housing need i total households who are currently in housing need, drawing on

inffoormati on from the Council ds Housing Register ( Hc
e Future housing need i taking account of estimated new household formation and the

proportion of estimated proportion of households unable to buy or rent in the market; and
e Affordable housing supply i considering the potential of the existing affordable housing

supply to meet housing needs.

9.21 The analysis undertaken herein is intended to provide a picture of housing needs for the
Housing Market Area. Herefordshire Council separately undertakes Housing Needs Surveys
for specific villages and parishes at a more | oc:
Facts and Figures website®

9.22  Total current housing need (the backlog) is estimated at 69 households, net of transfers,
based on the HomePoint Housing Register.

9.23  Numbers of newly-forming households expected to form over the next five years have been
estimated, and an affordability test applied to this. In the Kington HMA new household
formation is estimated at 264 over the next five years. It is estimated that 84% of newly-
forming households in the HMA are unable to afford market housing. This is above the
Herefordshire average of 80%.

9.24  An estimated 37 existing households are expected to fall into housing need over a five year

period.

9.25  The supply of affordable housing over a five year period has been calculated based on actual

data on lettings for general needs and sheltered housing in the social sector.

9.26  Net affordable housing need in the HMA is calculated below:

3 http://lwww.herefordshire.gov.uk/factsandfigures/housingresearch
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9.27

9.28

9.29

9.30

9.31

9.32

9.33

Figure 9.5: Estimated Level of Housing Need 2011-16

Kington HMA

A Backlog of Need 69

B Newly-Arising Need (5 Year) 259

C Total Need (= A + B) 328

D Affordable Housing Supply (5 Year) 178

E Net Need (5 Year) (=C - D) 150

F Affordable Housing Requirement PA (=E / 5) 30
Additional Homes Proposed PA 36
Need as % of Proposed Supply 83%

It is estimated that there is an annual need for 30 units of affordable housing in the
Kington HMA. This compares with an estimated supply of 36 new homes per annum (2006-
26). The level of need represents 83% of the projected supply. The HMA has a below
average proportion of affordable housing, and there are particularly barriers to accessing
market housing for newly-forming households. These explain the high levels of housing need

arising.

The potential for intermediate affordable housing, such as shared ownership or intermediate
rented housing, has been calculated by considering the proportion of newly-forming
households and households on the Housing Register who can afford to pay more than
existing social housing rents, but cannot afford to rent privately or purchase housing without

financial support. The detailed methodology is described in Section 5.

It is estimated that an income of £28,274 is required to access market housing, but that an

income of £21,521 is required to access intermediate housing within the Kington HMA.

Within the Kington HMA it is estimated that 70% of households in need will be able to afford
intermediate housing, with 30% requiring social rented housing.

In the short-term, the housing needs analysis suggests a requirement for 57% 1-bed
properties, 19% 2-bed, 3% 3-bed and 21% with 4 or more bedrooms.

Housing Market Performance

The Zoopla House Price Index indicates that the average house price paid for a standard
property in Kington was £213,369 over the past three years (2008-10), a little (1%) above the
County average. This was above levels in Leominster and Hereford, but below those in the

other market towns.

Levels of market activity are notably lower than in the other HMAs, with turnover of 9.8%

(over both the last year and on average over the last 3 years).
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9.34

9.35

9.36

9.37

9.38

9.39

9.40

9.41

Taking all property sales during the three years 2006-2008 inclusive, the median property
price in this HMA was £225,000 as compared to £187,750 for Herefordshire as a whole.

When these median prices are ranked in order from cheapest to most expensive, Kington
HMA is ranked 6th out of the 7 HMAOGS, Wi

expensive.

It is interesting that this western rural area of the county commands premium house prices.
Hay-on-Wye (which is outside of Herefordshire) has increasingly come to prominence in the
last few years with the expansion of the Hay Literary Festival, and it is possible that this may

have led to increased demand for property in the area.

The profile of sales in the HMA by price band for 2008 differs from the pattern in most other
HMA&s in not showing a particular peak for

highest number of sales in the highest price band of over £350,000.

An analysis of relative prices indicates a premium attached to three and four-bed homes in
this area, relative to other parts of the County. There is evidently a market for larger, detached

property within the HMA.

Potential Population and Economic Growth

It is proposed to deliver 200 new dwellings in Kington over the 2006-26 plan period
representing household growth of 0.7% per annum. It is estimated that 517 dwellings would
be delivered in the more rural parts of the HMA based on the existing distribution of
households, representing household growth of 19.2%. (1.0% pa). The total growth of 17.3% is

below that proposed in Hereford and Leominster, but above that in the other HMAs.

Baseline forecasts of employment growth indicate a net reduction in employment of -3.3%
over the period 2006-26, resulting from employment losses between 2006-11 and moderate
growth thereafter.

Considering the sectoral structure of employment, we project the following changes in Kington

Townds occupational pr-26f i l e over the period
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9.42

9.43

9.44

9.45

Figure 9.6: Prospective Changes in Occupation Profile in Kington, 2006-26
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Source: GLH

The projections show a particular reduction in process, plant and machine operatives (-16%),
with reductions in employment of managers and senior officials and elementary occupations.

There is a moderate projected growth in employment in personal service occupations.

No employment allocations are made within the draft Core Strategy which would materially

alter this projection.

Future Housing Requirements

The evidence presented suggests that in-migration, particularly of older households, could
potentially be a stronger driver of housing demand in this HMA than in some of the others.
Weak economic performance could restrict demand from working households and support

out-migration of younger households.

A demographic model has been constructed in order to estimate housing need and demand
within each HMA for different sizes and types of housing. The model takes account of the
planned level of housing provision within the HMA over the plan period (and adjusts
assumptions on future net migration to take account of this), as well as wider changes in the
structure of the population taking account of birth and death rates, the ageing of the
population and expected future changes to headship rates (which describe the proportion of
people in different age brackets which are heads of households). By considering the size and

type of housing occupied by households in different age groups by gender within the HMA,
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projections can be made of future need and demand for housing arising from expected

changes in the make-up of the population and structure of households.

9.46  The model takes account of development viability and funding (and the level of existing stock)
and assumes that 35% of net new housing delivered over the 2006-26 plan period is

affordable housing.

Demand for Market Housing

9.47  The table and figure below show estimates of the sizes and types of market housing required
in the whole of the Kington HMA. The data suggests a requirement for 466 additional market
units with around half of these being three bedroom homes. In addition the data suggests that

the vast majority of housing required will be in the form of houses (or bungalows).

9.48 Overall the data suggests that around three-quarters of additional market housing should be
family (3+ bedroom) accommodation and around a quarter smaller units. Of the total, it is
suggested that around 4% should be in the form of flats (although as discussed we would

attach less weight to the conclusions on type).

Figure 9.7: Estimated Size and Type of Dwellings Required 2006 to 2026 i Market

Housing (Kington HMA)

: Additional homes
Typelsize 2006 2026 2006-2026
1 bedroom 147 176 30
2 bedroom 569 673 104
3 bedroom 1,714 1,946 231
4+ bedroom 1,228 1,329 101
Total 3,659 4,125 466
Houses 3,511 3,959 449
Flats 148 165 17
Total 3,659 4,125 466
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Figure 9.8: Size and Type of Market Housing required 2006 to 2026 (Kington HMA)

Size Type

1 bedroom I 6.3%
2 bedrooms - 22.4%

House 96.4%

Flat 3.6%
4+ bedrooms 21.6%
0% 20% A40% 60% 0% 20% 40% 60% 80% 100% 120%
% of additional dwellings required % of additional dwellings required

Sizes of Affordable Housing

9.49 The table and figure below show estimates of the sizes and types of affordable housing
required in the whole of the Kington HMA. The data suggests a requirement for 251 additional
affordable units (35% of all housing) with the majority of these being two and three bedroom
homes. In addition the data suggests that the majority of housing required will be in the form
of houses (or bungalows).

9.50 Overall the data suggests that around two-fifths of additional affordable housing should be
family (3+ bedroom) accommodation and just under three-fifths smaller units. Of the total, it is

suggested that around 12% should be in the form of flats.

Figure 9.9: Estimated Size and Type of Dwellings Required 2006 to 2026 i Affordable

Housing (Kington HMA)

. Additional homes

Typelsize 2006 2026 2006-2026

1 bedroom 62 113 51

2 bedroom 160 261 101

3 bedroom 224 314 90

4+ bedroom 27 36 9

Total 474 724 251
Houses 417 637 220

Flats 57 88 31

Total 474 724 251
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Figure 9.10: Size and Type of Affordable Housing required 2006 to 2026 (Kington

HMA)

Size Type
1 bedroom - 20.2%
House 87.6%
Flat 1P.4%

4+ bedrooms 3.7%%

0% 10% 20% 30% 40% 50% 0% 20% 40% 60% 80% 100%

% of additional dwellings required % of additional dwellings required

Urban/Rural Split
9.51 The tables below show the above information split between the urban and rural part of the

Kington HMA.. Overall, the data shows that of the estimated housing requirement in the HMA
some 27.9% is in the urban area (200 of 717 units over the 2006 to 2026 period).

9.52 In the market sector the data suggests that in both areas the main requirement is for three
bedroom homes with a similar pattern of requirements shown in both types of location.

Figure 9.11: Estimated Size and Type of Dwellings Required 2006 to 2026 i Market Housing

(Kington HMA)

, Kington Urban Kington Rural Kington HMA
Typelsize
Number % Number % Number %

1 bedroom 6 4.6% 24 7.0% 30 6.4%
2 bedroom 26 20.1% 78 23.2% 104 22.3%
3 bedroom 70 53.6% 162 48.1% 231 49.6%
4+ bedroom 28 21.6% 73 21.7% 101 21.7%
Total 130 100.0% 336 100.0% 466 100.0%
Houses 129 98.9% 320 95.3% 449 96.4%
Flats 1 1.1% 16 4.7% 17 3.6%
Total 130 100.0% 336 100.0% 466 100.0%
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9.53 Relative to a number of the other HMAS, there is a notable requirement in this HMA for homes

with four or more bedrooms in the market sector.

9.54 In the affordable sector the data suggests a slightly larger requirement for family
accommodation in the urban area compared with rural parts of the HMA. The majority of need

is for two and three bedroom properties.

Figure 9.12: Estimated Size and Type of Dwellings Required 2006 to 2026 i Affordable Housing

(Kington HMA)

, Kington Urban Kington Rural Kington HMA
Typelsize
Number % Number % Number %

1 bedroom 12 16.8% 39 21.6% 51 20.3%
2 bedroom 29 41.3% 72 39.8% 101 40.2%
3 bedroom 28 39.5% 62 34.5% 90 35.9%

4+ bedroom 2 2.4% 8 4.1% 9 3.6%
Total 70 100.0% 181 100.0% 251 100.0%
Houses 54 76.8% 166 91.9% 220 87.6%
Flats 16 23.2% 15 8.1% 31 12.4%
Total 70 100.0% 181 100.0% 251 100.0%

Delivery Considerations

9.55 The numbers of new homes proposed to be delivered in this HMA are small, reflecting the
size of the HMA and that of the main town, Kington, within it. No large strategic sites are
The

mix of housing will thus be particularly important in this HMA.

proposed. application of a o6plan, monitor an
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10 LEOMINSTER HOUSING MARKET

Geography

10.1  The Leominster Housing Market Area includes the market town to the south, and stretches
northward to the border with Shropshire. With a population of 23,300 it has the third largest
popul ation out of the HMAO®S. Within the Leominst
centres as well as the market town itself i Kingsland, Leintwardine, Orleton and Weobley.

Wigmore is a local service centres™.

10.2  Access to services is only slightly lower than for Herefordshire as a whole: 74.1% of
households are within 2km of a post office (82.8% for Herefordshire) and 69.1% of

households are within 4km of a free cashpoint (71.1% for Herefordshire).**

Current Housing Offer
10.3  The HMA contains 10,454 properties42 representing 13% of total properties in Herefordshire.

10.4  In 2001, 71.5% of households were owner occupiers which was slightly above average for the
County (70.8%). While levels of private renting were above average at 10.8% compared to
9.1% across Herefordshire, the level of social renting was below average (13.2% compared to

15.2% across the County). Private renting can be expected to have increased since 2001.

10.5 At a ward level, there was a notable level of private renting in Golden Cross ward in 2001 at
14%. Social rented housing was focused within the town, with 17% social renting in
Leominster North ward and 21% in Leominster South ward. Owner occupation in the latter

was thus below average, relative to the County.

10.6  Second home ownership is above the County average at 1.3% of homes, but not as high as

in a number of the other HMAs. 2.3% of the housing stock was vacant®.

10.7  Across the HMA the level of detached housing in 2001 was slightly above the County average
(48% against 43%) and correspondingly there was a slightly below average proportion of

flats/maisonettes (at 7.5%).

40 For further details of the methodology of classifying settlements, see LDF Rural Settlements Hierarchy Background Paper:
Updated Nov 2010

1 Source: Commission for Rural Communities, 2007

“2 Source: Council Tax Records, October 2010

3 Source: Council Tax Records, October 2010
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10.8

10.9

10.10

10.11

10.12

10.13

10.14

10.15

Socio-Economic Characteristics

The employment focus is Leominster market town, which has a population of 11,100 and is
the largest town in Herefordshire after Hereford City. The 2001 census showed 4,717
Herefordshire residents working in Leominster (the wards of Leominster North and

Leominster South), making it second only to Hereford as a source of employment.

Reflecting these employment opportunities, the proportion of people working at home in this
HMA is only slightly higher than in Herefordshire as a whole (18.4% of the working population
as compared to 15.2%). However more residents of this HMA travelled 10km or more to get
to work (33.2% as compared to 26.9%)44, reflecting the large geographical area covered by
this HMA.

A location quotient analysis of the employment base indicates a concentration of employment
in 2007 in wholesale/retail trade, construction and health/social work.

When data from the 2007 Indices of Deprivation is ranked for the 7 Housing Market Areas,
the Leominster HMA has the highest percentage of the population living in income-deprived

households, at 14.0%, whereas the figure for Herefordshire as a whole is 11.7%. Leominster

has one out of its 16 LSOA's*® which falls into the 20% most income-d epri ved L SOAdS

Engl and. This is known as fALeominst e-pastRfitttge moor 0
town.

Looking at income deprivation specifically affecting older people, Leominster has t wo L SOAOG
whi ch fall into t he 20% mosti tdheepsrei vade LBOAOG I ni
Ri dgemoor 0, and ALeominster Grangeo whi ch i s a
ALeominster Ridgemoor. o

Out of the HMAOGS, L e o mi n stthérd highest parcamageeal olders havi n

people who are income-deprived, at 15.0%, as compared to 14.2% for Herefordshire as a

whole.
Housing Need

Housing need is defined as the number of households who lack their own housing or who live
in unsuitable housing, and who cannot afford to meet their housing needs in the market.

An assessment of housing need has been undertaken drawing on a number of sources of

information including previous research by Herefordshire Council, a bespoke survey of local

a4 Source: 2001 Census
s LSOA (Lower Layer Super Output Area).
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prices and rents and information on household incomes. The detailed methodology is

described in Section 5.

Assessing Housing Affordability

10.16 Figure 10.1 below sets entry-level costs for buying or renting housing of different sizes in this
HMA. Prices for a 1-bed home start from about £71,000, and from £114,000 for a 2-bed
property. Entry level private rented range from £400 PCM for a 1-bed property and £450 for a
2-bed, through to £700 PCM for a 4-bed home.

Figure 10.1: Entry-Level Housing Costs
1 Bedroom | 2 Bedrooms | 3 Bedrooms | 4 Bedrooms
Entry-Level Private Rents (PCM) £400 £450 £600 £700
Entry-Level Purchase Price £71,000 £114,000 £179,000 £223,000
Source: Online Estate & Letting Agents Survey (Jan 2011)

10.17 Figure 10.2 indicates the annual income required to buy or rent a 2-bedroom property in the
HMA. This is based on a mortgage multiplier of 3.5 times income for house purchase with a
100% mortgage, and an assumption that 25% of income is spend on housing for rented
properties. It indicates substantial differences in the income levels required to access different
housing tenures without financial support.

Figure 10.2: Indicative Income Required to Buy-Rent 2-bed Property
£35,000
£30,000
£25,000
£20,000
£15,000 -
£10,000 -
£5,000 -
£0 -
RSL Rent Private Rent Purchase
Source: Online Estate & Letting Agents Survey (Jan 2011) & RSR 2011
10.18 To assess affordability it is necessary to compare housing costs against income. Figure 10.3

profiles the distribution of household incomes in the Leominster HMA, and compares this with
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10.19

10.20

10.21

the distribution county-wide. The median income in the Leominster HMA at £30,964 pa is the
second lowest of the HMAs after Hereford, and 4% below the County average (£32,239 pa).

As Figure 10.3 indicates, while the income distribution is similar to the County-wide profile,

there are a higher proportion of households with incomes of less than £30,000.

Figure 10.3: Distribution of Household Incomes in the HMA

35.00%

30.00%

25.00%

20.00%

15.00%

% Households

B Leominster HMA

10.00%

B County
5.00% -

0.00% -
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Household Income

Source: Experian (2010)

In the Leominster HMA, the ratio of lower quartile house prices to lower quartile household

incomes is 4.71.

To assess affordability, a composite measure of the income required has been calculated
based on the mid-point of the income required to buy and the income needed to rent a two-
bedroom home. This has been compared with the distribution of household incomes within
the HMA to calculate the likely proportion of households unable to afford to buy/rent without

support. This calculation is shown in Figure 10.4 below.

Figure 10.4: Estimated Proportion of Households unable to afford Market Housing
without Subsidy

Leominster HMA Herefordshire
Income Required to Access Market Housing £27,086
Number Unable to Afford 1,562 33,848
Estimated Households (2010) 10,846 80,976
% of Households Unable to Afford 35.7% 41.8%

Source: Online Survey of Estate & Letting Agents (Jan 2011), Experian (2010)
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10.22 It is estimated that 36% of all households in this HMA cannot afford market housing without
subsidy compared to 42% across Herefordshire. Thi
income profile. The proportion of newly-forming households, who are typically younger,
unable to buy or rent without support is however considerably higher at 76% of households

aged under 35.

10.23 The housing affordability analysis indicates that market housing is unaffordable for many local

households without equity in existing homes, and particularly younger households.

Housing Needs Estimates

10.24 An estimate of housing need within the HMA has been made taking account of the following:

e Current housing need i total households who are currently in housing need, drawing on

informationf r om t he Council 6s Housing Register (Home
e Future housing need 7 taking account of estimated new household formation and the

proportion of estimated proportion of households unable to buy or rent in the market; and
o Affordable housing supply i considering the potential of the existing affordable housing

supply to meet housing needs.

10.25 The analysis undertaken herein is intended to provide a picture of housing needs for the
Housing Market Area. Herefordshire Council separately undertakes Housing Needs Surveys
for specific villages and parishes at a more | oc:

Facts and Figures website*®

10.26 Total current housing need (the backlog) is therefore estimated at 257 households, net of

transfers.

10.27 Numbers of newly-forming households expected to form over the next five years have been
estimated, and an affordability test applied to this. In the Leominster HMA new household
formation is estimated at 706 over the next five years. It is estimated that 76% of newly-
forming households in the HMA are unable to afford market housing. This is below the

Herefordshire average of 80%.

10.28 An estimated 121 existing households are expected to fall into housing need over the next

five years.

10.29 The supply of affordable housing over a five year period has been calculated based on actual

data on lettings for general needs and sheltered housing in the social sector.

46 http://lwww.herefordshire.gov.uk/factsandfigures/housingresearch
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10.30

10.31

10.32

10.33

10.34

10.35

10.36

Net affordable housing need in the HMA is calculated below:

Figure 10.5: Estimated Level of Housing Need 2011-16

Leominster HMA
A Backlog of Need 257
B Newly-Arising Need (5 Year) 656
C Total Need (= A + B) 913
D Affordable Housing Supply (5 Year) 661
E Net Need (5 Year) (=C - D) 252
F Affordable Housing Requirement PA (=E / 5) 50
Additional Homes Proposed PA 159
Need as % of Proposed Supply 32%

It is estimated that there is an annual need for 50 units of affordable housing in the
Leominster HMA. This compares with an estimated supply of 159 new homes per annum
(2006-26). The level of need represents 32% of projected supply. This is a particularly
function of the high level of proposed housing supply in this HMA.

The potential for intermediate affordable housing, such as shared ownership or intermediate
rented housing, has been calculated by considering the proportion of newly-forming
households and households on the Housing Register who can afford to pay more than
existing social housing rents, but cannot afford to rent privately or purchase housing without

financial support. The detailed methodology is described in Section 5.

It is estimated that an income of £27,086 is required to access market housing, but that an

income of £20,927 is required to access intermediate housing within the Leominster HMA.

Within the Leominster HMA it is estimated that 84% of households in need will be able to

afford intermediate housing, with 16% requiring social rented housing.

In the short-term, there appears to be a surplus of 3-bed properties within this HMA, and a

particular requirement for 1-bed properties.

Housing Market Performance

The Zoopla House Price Index indicates that the average house price paid for a standard
property in Leominster over the last three years (2008-10) was £200,225, 6% below the
County average and the lowest of any of the market towns. The average house price in the
last 12 months (to Nov 2010) was £199,116 i notably lower than in any of the other market

towns.
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10.37

10.38

10.39

10.40

Taking all property sales during the 3 years 2006-2008 inclusive, the median property price in
this HMA was £180,000 as compared to £187,750 for Herefordshire as a whole. When these

median prices are ranked in order from cheapest to most expensive, Leominster HMA is

ranked 2nd out of the 7 HMAG6s, with only Hereford

Her ef or dshi r erveyCaf uEstate Agersts ins 2009 showed property prices in
Leominster town to be close to the bottom of the range of areas surveyed, while prices in

Leominster surrounds were ranked at about half way along the price spectrum.

On the other hand, private rental levels came out at the bottom of the price spectrum for both
Leominster town and Leominster surrounds,
estimated as ranging from £325 for a one-bed flat to £544 for a four-bed house in Leominster

town, and £325 to £558 for Leominster surrounds.

Evidence from discussions with estate agents in January 2011*" points to the following

conclusions regarding local market conditions:

e The sales market in 2010 was stronger than in the previous two years. There is a mixed
profile of buyers, both local and from further afield. One agent reported less demand from
buyers moving from the South than there used to be, however this continues to represent
an important segment of demand.

e Demand from people moving into the area is typically for properties valued between
£350,000 - £1 million, and this has been a strong segment of the market as the area is
considered relatively O0good value6 for
demand is currently principally for homes valued between £180,000 - £200,000.

o Recent flatted schemes, such as the development at Ryelands Road, have not performed
well, with 1-bed flats unpopular particularly as people would prefer a small house.

e Stock in less popular areas such as Middlemarsh can be difficult to sell. This is
particularly true of 1 and 2 bed properties.

e The lettings market was described as very strong with properties letting very quickly. This
has been buoyed by demand from overseas migrants, particularly from other parts of the
EU. Stock is spread all over the town and in surrounding areas.

e There is a general undersupply of properties to let, but this is particularly true of two- and
three-bed properties.

e The investment market has picked up, with more investors reported to be looking for
property in the last 6-8 months. They are particularly seeking properties valued between
£70,000 - £100,000 which produces a strong yield.

4 Nicholas Craddock & McCartneys
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10.41 Agents also reported that the Persimmon development on Hereford Road (St Boltophs Green)
had sold generally well. It contained a higher proportion of larger properties, but has struggled
towards the end of the development. It was suggested that this related to the timing relative to

housing market performance, with the final phase on sale as the market turned.

10.42 House prices across types appear to be below average, with Land Registry data indicating
higher relative prices for terraced housing.

Potential Population and Economic Growth

10.43 The Core Strategy plans provision of 1,700 homes at Leominster of which a substantial
proportion are to be delivered through an urban extension to the south west of the town which
will support delivery of a southern relief road. In addition there is an outstanding allocation at
Barons Cross Camp. Delivery of this volume of homes over the plan period, 2006-26, would
represent housing growth of 2.5% per annum. This is substantially above levels in other parts
of the County.

10.44 Within the rural parts of the HMA, it is estimated that 679 homes would be delivered over the
2006-26 plan period, representing household growth of 0.6%. Total household growth of 31%
over the 20 year period is higher than in any of the other HMAs.

10.45 Estimates of employment growth in Leominster are for 2.3% growth over the plan period
between 2006-26, taking account of the economic structure of the HMA. This is under

baseline conditions.

10.46 Considering the sectoral breakdown of employment, we project the following changes in the

townds occupational structur e:
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Figure 10.6: Prospective Changes in the Occupational Profile in Leominster, 2006-26
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Source: GLH

10.47 Our projections show growth across most occupational classes, with the strongest growth in
the number of people employed in skilled trades, personal service, professional occupations
and administrative and secretarial occupations. This is set against a reduction in employment

of process, plant and machine operatives.

Future Housing Requirements

10.48 Demand within the HMA can be expected to result from local households, from (moderate)

economic growth and from households moving to the area.

10.49 A demographic model has been constructed in order to estimate housing need and demand
within each HMA for different sizes and types of housing. The model takes account of the
planned level of housing provision within the HMA over the plan period (and adjusts
assumptions on future net migration to take account of this), as well as wider changes in the
structure of the population taking account of birth and death rates, the ageing of the
population and expected future changes to headship rates (which describe the proportion of
people in different age brackets which are heads of households). By considering the size and
type of housing occupied by households in different age groups by gender within the HMA,
projections can be made of future need and demand for housing arising from expected

changes in the make-up of the population and structure of households.

10.50 The model takes account of development viability and funding (and the level of existing stock)

and assumes that 25% of net new housing delivered over the 2006-26 plan period is
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affordable housing. This reflects existing housing values (which influence development

viability) and levels of housing need.

Demand for Market Housing

10.51 The table and figure below show estimates of the sizes and types of market housing required
in the whole of the Leominster HMA. The data suggests a requirement for 2,384 additional
market units with the majority of these being three bedroom homes. In addition the data

suggests that the majority of housing required will be in the form of houses (or bungalows).

10.52 Overall the data suggests that around two-thirds of additional market housing should be
family (3+ bedroom) accommodation and around a third smaller units. Of the total, it is
suggested that around 7% should be in the form of flats. Market evidence has suggested a
limited market for flats in this HMA.

Figure 10.7: Estimated Size and Type of Dwellings Required 2006 to 2026 i Market

Housing (Leominster HMA)

Typelsize 2006 2026 Additional homes
2006-2026

1 bedroom 432 586 154

2 bedroom 1,647 2,265 619

3 bedroom 4,304 5,529 1,224

4+ pbedroom 2,645 3,031 387

Total 9,028 11,412 2,384
Houses 8,587 10,801 2,214

Flats 441 611 170

Total 9,028 11,412 2,384

Figure 10.8: Size and Type of Market Housing required 2006 to 2026 (Leominster HMA)

Size Type

1 bedroom I 6.5%
2 bedrooms - 25.9%

House 92.9%

Flat 7.1%
4+ bedrooms - 16.2%
0% 20% 40% 60% 0% 50% 100%
% of additional dwellings required % of additional dwellings required
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Sizes of Affordable Housing

10.53 The table and figure below show estimates of the sizes and types of affordable housing
required in the whole of the Leominster HMA. The data suggests a requirement for 795
additional affordable units (25% of all housing) with the majority of these being two and three
bedroom homes. In addition the data suggests that the majority of housing required will be in

the form of houses (or bungalows).

10.54 Overall the data suggests that over two-fifths of additional affordable housing should be family
(3+ bedroom) accommodation and just under three-fifths smaller units. Of the total, it is

suggested that just over a quarter should be in the form of flats.

Figure 10.9: Estimated Size and Type of Dwellings Required 2006 to 2026 i Affordable

Housing (Leominster HMA)

: Additional homes
Typelsize 2006 2026 2006-2026
1 bedroom 249 441 191
2 bedroom 385 658 273
3 bedroom 509 807 298
4+ pbedroom 72 104 32
Total 1,215 2,010 795
Houses 929 1,502 574
Flats 287 508 221
Total 1,215 2,010 795

Figure 10.10: Size and Type of Affordable Housing required 2006 to 2026 (Leominster

HMA)
Size Type

1 bedroom 24.0%

House 722%

2 bedrooms 34.4%

3 bedrooms 37.5%
Flat 27.8%
4+
bedrooms 4.1%
0% 10% 20% 30% A0% 0% 20% 40% 60% 20%
% of additional dwellings required % of additional dwellings required
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Urban/Rural Split

10.55 Of the estimated housing requirement in the HMA some 78.6% is in the urban area (2,500 of
3,179 units over the 2006 to 2026 period) reflecting the proposed distribution of housing
provision in the Core Strategy.

10.56 In the market sector the data suggests that in both areas the main requirement is for three
bedroom homes although there is a noticeable difference for four bedroom accommodation 1
with a relatively low requirement shown in the rural area. Additionally, the urban area shows a
higher requirement for flats than the rural part of the HMA. In the affordable sector the data

suggests a similar profile in terms of size requirements in both urban and rural areas

Figure 10.11: Estimated Size and Type of Dwellings Required 2006 to 2026 i Market Housing

(Leominster HMA)

i Leominster Urban Leominster Rural Leominster HMA

Typelsize
Number % Number % Number %

1 bedroom 124 6.6% 30 5.9% 154 6.5%
2 bedroom 473 25.3% 145 28.5% 619 26.0%
3 bedroom 912 48.6% 313 61.4% 1,224 51.3%
4+ bedroom 366 19.5% 21 4.2% 387 16.2%
Total 1,875 100.0% 509 100.0% 2,384 100.0%
Houses 1,715 91.4% 499 98.1% 2,214 92.9%
Flats 160 8.6% 10 1.9% 170 7.1%
Total 1,875 100.0% 509 100.0% 2,384 100.0%

Figure 10.12: Estimated Size and Type of Dwellings Required 2006 to 2026 i Affordable Housing

(Leominster HMA)

) Leominster Urban Leominster Rural Leominster HMA

Typelsize
Number % Number % Number %

1 bedroom 152 24.3% 39 23.0% 191 24.0%
2 bedroom 211 33.7% 63 37.0% 273 34.3%
3 bedroom 235 37.5% 63 37.3% 298 37.5%
4+ bedroom 28 4.5% 4 2.6% 32 4.0%
Total 625 100.0% 170 100.0% 795 100.0%
Houses 415 66.5% 158 93.2% 574 72.2%
Flats 210 33.5% 11 6.8% 221 27.8%
Total 625 100.0% 170 100.0% 795 100.0%
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Delivery Considerations

10.57 With a substantial level of housing development proposed, which would represent growth of
the town of 50% in 20 years, delivery of employment development as well as a range of

house types/products will be important to support sales volumes.

10.58 It is expected that larger sites will deliver a high proportion of the housing requirement
established for this HMA. A focus on two- and three- bedroom properties for these areas
appears appropriate, however there may be demand for a larger number of properties with
four or more bedrooms (relative to that indicated) depending on future trends in demand from

households moving to the area.

F:\Housing Market Assessment\LHMA assessment\FINAL FINAL FINAL\Final LHMA Report (30-06-11-nxi) (5).doc
Page 147 of 175

June 2011 @
GLHEARN



Herefordshire Local Housing Market Assessment
Final Report

11

111

11.2

11.3

114

115

11.6

11.7

11.8

GOLDEN VALLEY HOUSING MARKET

Geography

The Golden Valley is the most rural HMA, to the west of the county, bordering Wales, and the
onlyonewithout a mar ket town. I't has t heiispopdatoast popu
is 6,100, 36% below that of Kington HMA which has the next highest population.

The area is served by the A438 which links Hereford to Hay-on-Wye, and the A465 which
runs south-west from Hereford towards Abergaveny. Public transport links are not good 1
there is a regular bus service between Peterchurch and Hereford during the day; the service
from Ewyas Harold is less frequent, and involves changing at Pontrilas, so that the whole
journey to Hereford takes about an hour.

Although there is no market town within the Golden Valley Housing Market Area, the villages
of Ewyas Harold and Peterchurch serve as rural service centres. Pontrilas is a rural hub and

the villages of Cusop and Dorstone are local service centres.

Access to services is poorer than for Herefordshire as a whole and is the worst out of the 7
HMAOG s : only 51.5% of households are within 2km o
and only 2.0% of households are within 4km of a free cashpoint (71.1% for Herefordshire).48

Current Housing Offer

The HMA contains 2,737 properties49 representing a moderate 3% of total properties in

Herefordshire.

In 2001, 75.8% of households were owner occupiers which was above average for the
County (70.8%). While levels of private renting were above average (10.6% compared to
9.1% across Herefordshire), the levels of social housing ownership were low; the sector
accommodating 7.6% of households compared to 15.2% across Herefordshire.

Social and private renting were slightly higher in Golden Valley North ward in 2001 than in
Golden Valley South Ward; albeit that owner occupation was above average in both at 73%

and 79% respectively.

Second home ownership is significant, representing 3.0% of the housing stock in 2010 T the
highest of any of the HMAs. This compares to an average of 1.0% across Herefordshire.

2.3% of the housing stock was vacant.

48 Source: Commission for Rural Communities, 2007
49 Source: Council Tax Records, October 2010
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11.9

11.10

11.11

11.12

11.13

11.14

11.15

Across the HMA, a very high proportion of the housing stock was detached, at 70% in 2001;
dominating the housing offer. The proportion of other types of housing is correspondingly
substantially below average.

Socio-Economic Characteristics

Not surprisingly, as there is no market town to provide an employment focus, a high
percentage of people in this HMA worked at home (30.2% of the working population as
compared to 15.2% for Herefordshire) and more travelled 10km or more to get to work than in
Herefordshire as a whole (39.7% as compared to 26.9%, the same figure as for Bromyard
HMA). The 2001 census showed 1,712 Herefordshire residents working in Golden Valley
HMA.

Golden Valley HMA is less income deprived than Herefordshire as a whole, 9.4% of its
population living in income deprived households, as compared to 11.7% in Herefordshire as a

whole.

This HMA includes some of the finest landscape in the county. This is likely to be a factor in
driving second home ownership and retirement moves; as is the proximity to the Powys town

of Hay-on-Wye.

Fairfield High School in Peterchurch is very highly regarded, and this fact was commented on
by estate agents as increasing the demand for property in this area.

Housing Need

Housing need is defined as the number of households who lack their own housing or who live

in unsuitable housing, and who cannot afford to meet their housing needs in the market.

An assessment of housing need has been undertaken drawing on a number of sources of
information including previous research by Herefordshire Council, a bespoke survey of local
prices and rents and information on household incomes. The detailed methodology is
described in Section 5.
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Assessing Housing Affordability

11.16 Figure 11.1 below sets entry-level costs for buying or renting housing of different sizes in this
HMA. Prices for a 1-bed home start from about £71,000, and from £114,000 for a 2-bed
property. Entry level private rented range from £400 PCM for a 1-bed property and £450 for a
2-bed, through to £700 PCM for a 4-bed home.

Figure 11.1: Entry-Level Housing Costs

1 Bedroom | 2 Bedrooms | 3 Bedrooms | 4 Bedrooms

Entry-Level Private Rents (PCM) £400 £475 £600 £750

Entry-Level Purchase Price £90,000 £124,000 £162,000 £280,000

Source: Online Estate & Letting Agents Survey (Jan 2011)

11.17 Figure 11.2 indicates the annual income required to buy or rent a 2-bedroom property in the
HMA. This is based on a mortgage multiplier of 3.5 times income for house purchase with a
100% mortgage, and an assumption that 25% of income is spend on housing for rented
properties. It indicates substantial differences in the income levels required to access different

housing tenures without financial support.

Figure 11.2: Indicative Income Required to Buy-Rent 2-bed Property

£40,000

£35,000

£30,000

£25,000

£20,000

£15,000 -
£10,000 -

£5,000 -

£f0 -
RSL Rent Private Rent Purchase

Source: Online Estate & Letting Agents Survey (Jan 2011) & RSR 2011

11.18 To assess affordability it is necessary to compare housing costs against income. Figure 11.3
profiles the distribution of household incomes in the Golden Valley HMA, and compares this
with the distribution county-wide. The median income in the Golden Valley HMA at £34,794
pa is 8% above the County average (£32,239 pa).
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11.19

11.20

11.21

As Figure 11.3 indicates, a substantial proportion of households in this HMA have earnings of
£30,000 - £50,000 relative to the County-wide profile. The proportion earning under £20,000

is below average.

Figure 11.3: Distribution of Household Incomes in the HMA

50.00%
45.00%
40.00%
35.00%
30.00%
25.00%
20.00%
15.00%
10.00%

5.00%

0.00%

% Households

B Golden Valley HMA

B County

Household Income

Source: Experian (2010)

In the Golden Valley HMA, the ratio of lower quartile house prices to lower quartile household

incomes is 4.34.

To assess affordability, a composite measure of the income required has been calculated
based on the mid-point of the income required to buy and the income needed to rent a two-
bedroom home. This has been compared with the distribution of household incomes within
the HMA to calculate the likely proportion of households unable to afford to buy/rent without

support. This calculation is shown in Figure 11.4 below.

Figure 11.4: Estimated Proportion of Households unable to afford Market Housing

without Subsidy

Golden Valley HMA Herefordshire
Income Required to Access Market Housing £29,114
Number Unable to Afford 690 33,848
Estimated Households (2010) 2,629 80,976
% of Households Unable to Afford 25.9% 41.8%

Source: Online Survey of Estate & Letting Agents (Jan 2011), Experian (2010)
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11.22 It is estimated that 26% of all households in this HMA cannot afford market housing without
subsidy compared to 42% across Herefordshire. This is the lowest of any of the HMAs. This is
particularly a function of t he HMA 6 s -forrnimgc o me pr
households, who are typically younger, unable to buy or rent without support is however

considerably higher at 76% of households aged under 35.

11.23 The housing affordability analysis indicates that market housing is unaffordable for many local

households without equity in existing homes, and particularly younger households.
Housing Needs Estimates

11.24 An estimate of housing need within the HMA has been made taking account of the following:

e Current housing need i total households who are currently in housing need, drawing on
information from the Council ds Housing Register
e Future housing need 7 taking account of estimated new household formation and the
proportion of estimated proportion of households unable to buy or rent in the market; and
o Affordable housing supply i considering the potential of the existing affordable housing

supply to meet housing needs.

11.25 The analysis undertaken herein is intended to provide a picture of housing needs for the
Housing Market Area. Herefordshire Council separately undertakes Housing Needs Surveys
for specific villages and parishes at a more | oc:

Facts and Figures website™

11.26 Total current housing need (the backlog) is therefore estimated at 127 households, net of

transfers.

11.27 Numbers of newly-forming households expected to form over the next five years have been
estimated, and an affordability test applied to this. In the Golden Valley HMA new household
formation is estimated at 119 over the next five years. It is estimated that 76% of newly-
forming households in the HMA are unable to afford market housing. This is below the

Herefordshire average of 80%.
11.28 ltis estimated that 27 existing households will fall into housing need over the next five years.

11.29 The supply of affordable housing over a five year period has been calculated based on actual

data on lettings for general needs and sheltered housing in the social sector.

0 http://lwww.herefordshire.gov.uk/factsandfigures/housingresearch
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11.30

11.31

11.32

11.33

11.34

11.35

11.36

11.37

Net affordable housing need in the HMA is calculated below:

Figure 11.5: Estimated Level of Housing Need 2011-16

Golden Valley HMA
A Backlog of Need 65
B Newly-Arising Need (5 Year) 118
C Total Need (= A + B) 183
D Affordable Housing Supply (5 Year) 87
E Net Need (5 Year) (=C - D) 96
F Affordable Housing Requirement PA (=E / 5) 19
Additional Homes Proposed PA 14
Need as % of Proposed Supply 137%

It is estimated that there is an annual need for 19 units of affordable housing in the
Golden Valley HMA. This compares with an estimated supply of 14 new homes per annum
(2006-26). The level of need represents 137% of projected supply. This is a particularly

function of the low existing affordable housing supply in this HMA.

The potential for intermediate affordable housing, such as shared ownership or intermediate
rented housing, has been calculated by considering the proportion of newly-forming
households and households on the Housing Register who can afford to pay more than
existing social housing rents, but cannot afford to rent privately or purchase housing without

financial support. The detailed methodology is described in Section 5.

It is estimated that an income of £29,114 is required to access market housing, but that an
income of £21,941 is required to access intermediate housing within the Golden Valley HMA.

Within the Golden Valley HMA it is estimated that 57% of households in need will be able to

afford intermediate housing, with 43% requiring social rented housing.

In the short-term, it is calculated that 60% of housing need is for 1-bed properties, 6% for 2-

bed, 22% for 3 bed and 11% for properties with 4 or more bedrooms.

Housing Market Performance

Taking all property sales during the 3 years 2006-2008 inclusive, the median property price in
this HMA was £279,000 as compared to £187,750 for Herefordshire as a whole. On this
measure, Golden Valley HMA has the highest

medi an

Confirming this finding, Herefordshire Council 6s

property prices in the Golden Valley to be among the highest when all 12 areas were ranked

in order, second only to Ledbury surrounds.
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11.38

11.39

11.40

11.41

11.42

Looking at private rental levels, this area came out as somewhat lower, being ranked as 4th
hi ghest out of the 12 areas used in this s

as ranging from £380 for a one-bed flat to £625 for a four-bed house.

Comparative house prices indicate a relative premium on detached housing and properties

with four or more bedrooms in this HMA.

Future Housing Requirements

Housing delivery in the Golden Valley HMA is estimated at 283 dwellings between 2006-26,
which would represent household growth of 0.5% and a total of 10.9% growth over the 20

year period.

A demographic model has been constructed in order to estimate housing need and demand
within each HMA for different sizes and types of housing. The model takes account of the
planned level of housing provision within the HMA over the plan period (and adjusts
assumptions on future net migration to take account of this), as well as wider changes in the
structure of the population taking account of birth and death rates, the ageing of the
population and expected future changes to headship rates (which describe the proportion of
people in different age brackets which are heads of households). By considering the size and
type of housing occupied by households in different age groups by gender within the HMA,
projections can be made of future need and demand for housing arising from expected

changes in the make-up of the population and structure of households.

Market Housing

The table and figure below show estimates of the sizes and types of market housing required
in the whole of the Golden Valley HMA. The data suggests a requirement for 184 additional
market units with the majority of these being three bedroom homes. In addition the data

suggests that all of the housing required will be in the form of houses (or bungalows).
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11.43 Overall the data suggests that around two-thirds of additional market housing should be

family (3+ bedroom) accommodation and around a third smaller units.

Figure 11.6: Estimated Size and Type of Dwellings Required 2006 to 2026 i Market

Housing (Golden Valley HMA)

. Additional homes

Type/size 2006 2026 2006-2026

1 bedroom 62 65 3

2 bedroom 300 359 58

3 bedroom 1,116 1,246 130

4+ bedroom 936 929 -7

Total 2,414 2,598 184
Houses 2,386 2,577 191

Flats 28 22 -7

Total 2,414 2,598 184

11.44 While the model points to no requirement for additional homes with 4 or more bedrooms, in
reality there is likely to be some evidence of demand for additional larger properties. .The
model is driven by changes in the demographic structure, resulting in a moderate shift in the
general requirement for different types of housing. This does not mean that there is not likely
to be demand for a moderate number of larger homes with 4 or more bedrooms, particularly
considering the housing values and quality of place which the area provides. This demand

however is particularly likely to be driven by households seeking to move into the area.

Figure 11.7: Size and Type of Market Housing required 2006 to 2026 (Golden Valley

HMA)
Size Type
1 bedroom 1.6%
House 100.0%
2 bedrooms - 3014%
Flat | 0.0%
4+ bedrooms | 0.0%
0% 20% A40% 60% 80% 0% 20% 40% 60% 80% 100% 120%
% of additional dwellings required % of additional dwellings required
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Sizes of Affordable Housing

11.45 The table and figure below show estimates of the sizes and types of affordable housing
required in the whole of the Golden Valley HMA. The data suggests a requirement for 99
additional affordable units (35% of all housing) with two bedroom homes showing the greatest
requirement. In addition the data suggests that the majority of housing required will be in the

form of houses (or bungalows).
11.46 Overall the data suggests that around 29% of additional affordable housing should be family
(3+ bedroom) accommodation with the remainder being smaller units. Of the total, it is

suggested that around a fifth should be in the form of flats.

Figure 11.8: Estimated Size and Type of Dwellings Required 2006 to 2026 i Affordable

Housing (Golden Valley HMA)

: Additional homes
Typelsize 2006 2026 2006-2026
1 bedroom 41 74 33
2 bedroom 70 108 37
3 bedroom 66 94 28
4+ pedroom 5 6 1
Total 182 281 99
Houses 146 226 80
Flats 37 55 19
Total 182 281 99

Figure 11.9: Size and Type of Affordable Housing required 2006 to 2026 (Golden

Valley HMA)

Size Type
1 bedroom _ 33.3%
House 20.8%
Zbedrooms _ 3?.8%

Flat 19.2%
4

+

bedrooms 0:9%

0% 10% 20% 30% A0% 0% 20% 40% 60% 80% 100%

% of additional dwellings required % of additional dwellings required
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Delivery Considerations

11.47 The numbers of new homes proposed to be delivered in this HMA are small, reflecting the
size of the HMA and lack of a market town. No large strategic sites are proposed. The
application of a oOpl an, moniringthe rightnmidx ohausieggvdd 6 appr o
thus be particularly important in this HMA.
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12 LEDBURY HOUSING MARKET

Geography

12.1  The Ledbury HMA is on the eastern side of the County. It benefits from better transport links
than a number of the other HMAs, including proximity to the M50 which links to the M5, and
from a Rail Service. The HMA has a population of 18,900.

12.2  Within the Ledbury HMA, there is only one rural service centre, the village of Colwall, which
also has a rail Il ink to L oskoma acts asda Id@adl semicen g h a m.

centre®.

12.3  Access to services is quite good compared to Herefordshire as a whole: 83.7% of households
are within 2km of a post office (82.8% for Herefordshire) and 66.5% of households are within

4km of a free cashpoint (71.1% for Herefordshire).52

Current Housing Offer

12.4  The HMA contains 8,413 properties53 representing 10% of total properties in Herefordshire.

12,5 In 2001, 72.9% of households were owner-occupiers which was above average for the
County (70.8%). While private renting was consistent with the County-average, levels of
social renting were below average (12..9% compared to 15.2% across the County). Private

renting can be expected to have increased since 2001.

12.6 In 2001, levels of social renting were higher in Ledbury and Hope End wards at 13-14%,
whilst private renting was higher in Frome ward at 12%. Owner occupation was consistent at

74-75% across all three wards.

12.7  Second home ownership is marginally above the County average at 1.1% (compared to 1.0%

across Herefordshire). 2.2% of the housing stock was vacant in October 2010.

12.8  Across the HMA, a high proportion of the housing stock was detached in 2001 at 47.8% of the
stock, compare to 43.0% across the County. There was a below average proportion of

terraced housing.

1 For further details of the methodology of classifying settlements, see LDF Rural Settlements Hierarchy Background Paper:
deated Nov 2010

*2 Source: Commission for Rural Communities, 2007

3 Council Tax Records, October 2010
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Socio-Economic Characteristics

12.9 At the time of the 2001 Census, 3,290 Herefordshire residents worked in Ledbury market
town, making it the 4th largest employment focus in the county after Hereford, Leominster and

Ross.

12.10 The proportion of people working at home in this HMA was only slightly higher than in
Herefordshire as a whole (16.3% of the working population as compared to 15.2%) and more
travelled 10km or more to get to work (39.3% as compared to 26.9%)>*. Both of these factors
are likely to reflect Ledbur yos good transport Il i nks (both r

employment, including out of the county.

12.11 A location quotient analysis of the employment base indicates a particular concentration of
employment in 2007 in the manufacturing sector, with above average representation in

retail/distribution and hotels/restaurants/tourism.

12.12 Ledbury HMA is the leastincome-d epr i ved of the HMAOGS, with 9. 0%

income deprived households, as compared to 11.7% in Herefordshire as a whole.

Housing Need

12.13 Housing need is defined as the number of households who lack their own housing or who live

in unsuitable housing, and who cannot afford to meet their housing needs in the market.

12.14 An assessment of housing need has been undertaken drawing on a number of sources of
information including previous research by Herefordshire Council, a bespoke survey of local
prices and rents and information on household incomes. The detailed methodology is

described in Section 5.
Assessing Housing Affordability

12.15 Figure 12.1 below sets entry-level costs for buying or renting housing of different sizes in this
HMA. Prices for a 1-bed home start from about 84,000, and from £113,000 for a 2-bed
property. Entry level private rented range from £400 PCM for a 1-bed property and £550 for a
2-bed, through to £900 PCM for a 4-bed home. Entry-level prices for three and four bedroom
property are notably higher than in other HMAs.

4 Source: 2001 Census
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Figure 12.1: Entry-Level Housing Costs

1 Bedroom | 2 Bedrooms | 3 Bedrooms | 4 Bedrooms
Entry-Level Private Rents (PCM) £400 £550 £670 £900
Entry-Level Purchase Price £84,000 £113,000 £204,000 £299,000

Source: Online Estate & Letting Agents Survey (Jan 2011)

12.16 Figure 12.2 indicates the annual income required to buy or rent a 2-bedroom property in the
HMA. This is based on a mortgage multiplier of 3.5 times income for house purchase with a
100% mortgage, and an assumption that 25% of income is spend on housing for rented
properties. It indicates substantial differences in the income levels required to access different
housing tenures without financial support.
Figure 12.2: Indicative Income Required to Buy-Rent 2-bed Property
£35,000
£30,000
£25,000
£20,000
£15,000 -
£10,000 -
£5,000 -
£0 -
RSL Rent Private Rent Purchase
Source: Online Estate & Letting Agents Survey (Jan 2011) & RSR 2011
12.17 To assess affordability it is necessary to compare housing costs against income. Figure 12.3
profiles the distribution of household incomes in the Ledbury HMA, and compares this with the
distribution county-wide. The median income in the Ledbury HMA at £34,794 pa is 8% above
the County average (£32,239 pa).
12.18 As Figure 12.3 indicates an above average proportion of households in this HMA have

earnings of £40,000 - £60,000 relative to the County-wide profile. The proportion earning
£20,000 - £30,000 is below average.
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12.19

12.20

12.21

Figure 12.3: Distribution of Household Incomes in the HMA
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Household Income

Source: Experian (2010)

In the Ledbury HMA, the ratio of lower quartile house prices to lower quartile household

incomes is 4.00: the lowest of any of the HMAs.

To assess affordability, a composite measure of the income required has been calculated
based on the mid-point of the income required to buy and the income needed to rent a two-
bedroom home. This has been compared with the distribution of household incomes within
the HMA to calculate the likely proportion of households unable to afford to buy/rent without

support. This calculation is shown in Figure 12.4 below.

Figure 12.4: Estimated Proportion of Households unable to afford Market Housing

without Subsidy

Ledbury HMA Herefordshire
Income Required to Access Market Housing £29,343
Number Unable to Afford 2,499 33,848
Estimated Households (2010) 8,711 80,976
% of Households Unable to Afford 28.7% 41.8%

Source: Online Survey of Estate & Letting Agents (Jan 2011), Experian (2010)

It is estimated that 29% of all households in this HMA cannot afford market housing without
subsidy compared to 42% across Herefordshi
income profile. The proportion of newly-forming households, who are typically younger,
unable to buy or rent without support is however considerably higher at 66.8% of households

aged under 35 (albeit that this is lower than in the other HMAS).
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12.22 The housing affordability analysis indicates that market housing is unaffordable for a
substantial proportion of local households without equity in existing homes, and particularly

younger households.
Housing Needs Estimates
12.23 An estimate of housing need within the HMA has been made taking account of the following:

e Current housing need i total households who are currently in housing need, drawing on
information from the Council ds Housing Register
e Future housing need 1 taking account of estimated new household formation and the
proportion of estimated proportion of households unable to buy or rent in the market; and
o Affordable housing supply T considering the potential of the existing affordable housing

supply to meet housing needs.

12.24 The analysis undertaken herein is intended to provide a picture of housing needs for the
Housing Market Area. Herefordshire Council separately undertakes Housing Needs Surveys
for specific villages and parishes at a more | oc:

Facts and Figures website®®

12.25 Total current housing need (the backlog) is therefore estimated at 150 households, net of

transfers, based on the HomePoint Housing Register.

12.26 Numbers of newly-forming households expected to form over the next five years have been
estimated, and an affordability test applied to this. In the Ledbury HMA new household
formation is estimated at 411 over the next five years. It is estimated that 67% of newly-
forming households in the HMA are unable to afford market housing. This is below the

Herefordshire average of 80%.
12.27 ltis estimated that 71 existing households will fall into housing need over the next 5 years.

12.28 The supply of affordable housing over a five year period has been calculated based on actual

data on lettings for general needs and sheltered housing in the social sector.

12.29 Net affordable housing need in the HMA is calculated below:

s http://lwww.herefordshire.gov.uk/factsandfigures/housingresearch
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12.30

12.31

12.32

12.33

12.34

12.35

12.36

Figure 12.5: Estimated Level of Housing Need 2011-16

Ledbury HMA

A Backlog of Need 150

B Newly-Arising Need (5 Year) 345

C Total Need (= A + B) 495

D Affordable Housing Supply (5 Year) 352

E Net Need (5 Year) (=C - D) 143

F Affordable Housing Requirement PA (=E / 5) 29
Additional Homes Proposed PA 65
Need as % of Proposed Supply 44%

It is estimated that there is an annual need for 29 units of affordable housing in the
Ledbury HMA. This compares with an estimated supply of 65 new homes per annum (2006-

26). The level of need represents 44% of projected supply.

The potential for intermediate affordable housing, such as shared ownership or intermediate
rented housing, has been calculated by considering the proportion of newly-forming
households and households on the Housing Register who can afford to pay more than
existing social housing rents, but cannot afford to rent privately or purchase housing without

financial support. The detailed methodology is described in Section 5.

It is estimated that an income of £29,343 is required to access market housing, but that an
income of £22,055 is required to access intermediate housing within the Ledbury HMA. The

differential between these is not as substantial as for a number of the other HMAs.

Within the Ledbury HMA, the housing needs analysis suggest that there is no requirement for

additional social rented housing and that all provision should be for intermediate housing.

The analysis indicated in the short-term that there is a surplus of 2-bed properties, with

requirements primarily for 1-bed and 3-beds.

Housing Market Performance

The Zoopla House Price Index indicates that the average house price paid for a standard
property in Ledbury over the last three years (2008-10) was £223,987 i the second highest of
any of the main towns and 5.5% above the County-wide average. The average house price
over the last 12 months (to Nov 2010) was

with an average turnover of 14.9% - second only to Ross-on-Wye.

Taking all property sales during the 3 years 2006-2008 inclusive, the median property price in
this HMA was £237,500 as compared to £187,750 for Herefordshire as a whole. (Source: a
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bespoke dataset purchased from The Land Registry). When these median prices are ranked

in order from cheapest to most expensive., Ledbury

1237 Her ef or ds hi Buevey©fobstate Agénts $n 2009 showed property prices in Ledbury
surrounds to be consistently the highest or the 2nd highest when all 12 areas were ranked in
order, whereas Ledbury town came out as ranked about a third of the way down the price
spectrum.

1238 Private rental |l evel s came out as similarly ranke
estimated as ranging from £394 for a one-bed flat to £713 for a four-bed house in Ledbury
town, and £406 to £750 for Ledbury surrounds.

12.39 Evidence from discussions with estate agents in January 2011°° points to the following

conclusions regarding local market conditions:

e The local market can be divided geographically into Ledbury, the Villages and Rural
Areas. There is always demand for new development in rural areas, key villages with
good amenities, particularly those with good communications links. Within Ledbury,
demand is also generally strong linked to the high quality of life, some growing
employment opportunities and limited new development historically. At the current time,
mortgage constraints are limiting the number of first-time buyers. 2008 and 2009 were
quieter years, however the sales market picked up in 2010.

e The demand profile includes local demand, as well as demand from outside of the area,
particularly from people who are retired/ retiring or semi-retired. This includes people
looking to move from Birmingham, Bristol, Cheshire, South East England and South
Wales as well from surrounding areas more locally. Middle aged households are attracted
by the availability of private education and good quality state education. Older households
are also retiring/ downsizing to the area. On average 40% of sales from some agents are
to those moving from outside of the local area. Any improvements in broadband access
and links to London would increase demand from this segment of the market.

e One agent described an oversupply of retirement properties in the town, following delivery
of Bourne Court and Dawes Court, and Leder Bank. There is a notable demand for
properties with land (a 4/5 bed home with 1 + acre).

e Within the town, the profile of demand divides bet ween those wanting an
such as those on the New Mills Estate, and those wanting a period property which are in
shorter supply and concentrated in the south of the town and Newbury Park.

e House prices were described by one agent as not having increased over the last 12

months, with the suggestion that they had stabilised and fallen slightly.

6 Hayes, Kimberley, John Goodwins
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e Local agents recognise the need for affordable housing, to meet demand from young
people.

¢ In the rental market, demand is high; however the supply of properties has reduced over
the last 12 months as a result of lower levels of buy-to-let investment (particularly
compared to pre-2007). Turnover of rental properties has also fallen. This contrasts with
the last 10/12 years when the investment market has been strong and an important
component of demand for new-build properties.

e The profile of renters includes younger households, divorcees and those in financial
difficulties, plus households renting between moves. Demand is for a variety of
properties. One agent commented on a seasonality to demand, with higher demand in the

summer months associated with agricultural employees working at Wye Valley Fruits.

12.40 There appears to be a more developed flatted market in Ledbury than in a number of the

12.41

12.42

12.43

other towns, particularly linked to the market from older persons and quality of life offer. A
comparative assessment of prices indicates a premium for three- and four-bed homes in this
HMA.

Potential Population and Economic Growth

It is proposed to deliver 800 dwellings in Ledbury over the plan period between 2006-26
representing housing growth of 0.9% per annum. It is estimated that 495 dwellings would be
delivered in the rural parts of the HMA based on the existing distribution of households
representing household growth of 19.2% over twenty years or 0.5% pa. The total growth in
the HMA of 15.3% over the plan period is average for the seven HMAs.

Baseline forecasts of employment growth indicate a net reduction in total employment in the
County will arise over the plan period between 2006-26, primarily as a result of the recession.
Taking account of the economic structure of Ledbury, we project a fairly substantial net

reduction of employment by -6.5% in this HMA..

Considering the sectoral breakdown of employment, we project the following changes in the
townds occupation pr of26.1Tae nost substamtifil eeduptiens are th
process, plant and machine operatives, skilled trade occupations and of managers and senior

officials.
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12.44

12.45

12.46

12.47

Figure 12.6: Prospective Changes in Occupational Profile in Ledbury, 2006-26

Elementary

Process, Plant & Machine...
Sales & Customer Service
Personal Service

Skilled Trades W Total by Occupation,

Administrative & Secreterial 2006

M Total by Occupation,

Associate Professional &... 2026

Professional Occupations

Managers & Senior Officials

0 200 400

Source: GLH

This baseline profile does not take account of the large employment allocation of 12 ha
proposed between Little Marcle Road and Ross Road to the west of the Bypass. This could
result in significant job creation and result in more positive economic performance, supporting

a broad range of demand within the housing market.

In overall terms, we would expect job creation at a range of levels over the plan period,

including for both mid market and larger homes as well as those on lower incomes.

Future Housing Requirements

A broad profile of need and demand can be expected to result within the Ledbury HMA over
the plan period, including need/demand from people working locally, supported by potential
employment growth, and from retirement and lifestyle moves to the area. The retirement
market and moves from outside of the area to access good schools are particular features of
this HMA and are supported by its strong quality of life offer and relatively stronger

accessibility.

A demographic model has been constructed in order to estimate housing need and demand
within each HMA for different sizes and types of housing. The model takes account of the
planned level of housing provision within the HMA over the plan period (and adjusts
assumptions on future net migration to take account of this), as well as wider changes in the
structure of the population taking account of birth and death rates, the ageing of the
population and expected future changes to headship rates (which describe the proportion of

people in different age brackets which are heads of households). By considering the size and
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type of housing occupied by households in different age groups by gender within the HMA,
projections can be made of future need and demand for housing arising from expected
changes in the make-up of the population and structure of households.

12.48 The model takes account of development viability and funding (and the level of existing stock)
and assumes that 40% of net new housing delivered over the 2006-26 plan period is
affordable housing.

Demand for Market Housing

12.49 The table and figure below show estimates of the sizes and types of market housing required
in the whole of the Ledbury HMA. The data suggests a requirement for 777 additional market
units with the majority of these being three bedroom homes. In addition the data suggests that

the majority of housing required will be in the form of houses (or bungalows).
12.50 Overall the data suggests that just under two-thirds of additional market housing should be
family (3+ bedroom) accommodation and just over a third smaller units (mainly two bedroom).

Of the total, it is suggested that around 8% should be in the form of flats.

Figure 12.7: Estimated Size and Type of Dwellings Required 2006 to 2026 i Market

Housing (Ledbury HMA)

: Additional homes
Typelsize 2006 2026 2006-2026
1 bedroom 308 345 36
2 bedroom 1,392 1,634 242
3 bedroom 3,408 3,840 431
4+ bedroom 2,374 2,441 67
Total 7,482 8,259 77
Houses 7,023 7,740 717
Flats 459 519 60
Total 7,482 8,259 777
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Figure 12.8: Size and Type of Market Housing required 2006 to 2026 (Ledbury HMA)

Size Type

1 bedroom I 4.7%
2 bedrooms - 31.1%

House 92.2%

Flat 7.8%
4+ bedrooms . 8.7%
0% 20% 40% 60% 0% 20% A0% 60% 80% 100%
% of additional dwellings required % of additional dwellings required

Sizes of Affordable Housing

12.51 The table and figure below show estimates of the sizes and types of affordable housing
required in the whole of the Ledbury HMA. The data suggests a requirement for 518
additional affordable units (40% of all housing) with the largest proportion of these being two
bedroom homes. In addition the data suggests that the majority of housing required will be in

the form of houses (or bungalows).

12.52 Overall the data suggests that just under a third of additional affordable housing should be
family (3+ bedroom) accommodation and just over two-thirds smaller units. Of the total, it is
suggested that around 45% should be in the form of flats.

Figure 12.9: Estimated Size and Type of Dwellings Required 2006 to 2026 i Affordable

Housing (Ledbury HMA)

. Additional homes
Typelsize 2006 2026 20062026
1 bedroom 209 361 152
2 bedroom 357 558 201
3 bedroom 359 506 147
4+ pbedroom 56 74 18
Total 981 1,499 518
Houses 614 899 284
Flats 367 600 234
Total 981 1,499 518
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Figure 12.10: Size and Type of Affordable Housing required 2006 to 2026

(Ledbury HMA)

Size Type

House 5419%
Flat 45.1%
4+ bedrooms I 3.486
0%

10% 20% 30% 40% 50% 0% 20% 40% 60%

% of additional dwellings required % of additional dwellings required

Urban/Rural Split

12.53 The tables below show the above information split between the urban and rural part of the
Ledbury HMA. Overall, the data shows that of the estimated housing requirement in the HMA
some 61.8% is in the urban area (800 of 1,295 units over the 2006 to 2026 period).

12.54 In the market sector the data suggests that in both areas the main requirement is for three
bedroom homes although there is a noticeable difference for four bedroom accommodation 1
with no requirement shown in the rural area. Additionally, the urban area shows a higher
requirement for flats than the rural part of the HMA although in both areas the proportions
suggested are relatively low. In the affordable sector the data suggests a broadly similar
pattern of requirements (by size) in both urban and rural areas

Figure 12.11: Estimated Size and Type of Dwellings Required 2006 to 2026 i Market Housing

(Ledbury HMA)

) Ledbury Urban Ledbury Rural Ledbury HMA
Typelsize
Number % Number % Number %

1 bedroom 21 4.3% 16 5.2% 36 4.7%
2 bedroom 131 27.4% 110 37.2% 242 31.1%
3 bedroom 224 46.7% 207 69.8% 431 55.5%
4+ bedroom 104 21.6% -36 -12.2% 67 8.7%
Total 480 100.0% 297 100.0% 777 100.0%
Houses 428 89.1% 289 97.3% 717 92.2%
Flats 52 10.9% 8 2.7% 60 7.8%
Total 480 100.0% 297 100.0% 777 100.0%
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Figure 12.12 Estimated Size and Type of Dwellings Required 2006 to 2026 i Affordable Housing

(Ledbury HMA)

i Ledbury Urban Ledbury Rural Ledbury HMA
Typelsize
Number % Number % Number %

1 bedroom 96 30.1% 55 27.9% 152 29.2%
2 bedroom 122 38.1% 80 40.2% 201 38.9%
3 bedroom 89 27.8% 58 29.5% 147 28.5%
4+ bedroom 13 4.0% 5 2.4% 18 3.4%
Total 320 100.0% 198 100.0% 518 100.0%
Houses 151 47.2% 133 67.3% 284 54.9%
Flats 169 52.8% 65 32.7% 234 45.1%
Total 320 100.0% 198 100.0% 518 100.0%

Delivery Considerations

12.55 The majority of new homes planned at Ledbury are expected to be delivered on the north-side
of the town, close to the rail station. A density of 50 dph is envisaged for the development. It is
envisaged that the development will contain a mix of houses and flats, but with predominant
delivery of houses. A mix of two and three-bedroom homes can be expected to be the main
housing products delivered, potentially with some larger homes particularly in terms of the

market housing mix.
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13 CONCLUSIONS & RECOMMENDATIONS

13.1 In this section we set out our conclusions and recommendations. These particularly deal with

housing mix.
HOUSING REQUIREMENTS AND DELIVERY

13.2  The proposed housing requirement for Herefordshire of 18,000 homes over the 2006-26 plan
period represents 1.5% household growth per annu
2008 trend-based demographic projections for household growth (14,500 homes between
2006-26)°". However the trend-based projection would result in a reduction in the population
of working-age over the plan period and could potentially constrain economic performance.
The provision of 18,000 homes over the plan period represents positive planning, which will
support in numerical terms an increase in the working-age population by 3,500 over the plan
period; and support delivery of key items of infrastructure and new employment development
through mixed use urban extensions. Our findings support the proposed housing target
however we would recommend that a clear delivery strategy is prepared which links delivery

of housing, employment development and infrastructure.

13.3 At a strategic, county-wide level the need for affordable housing represents 41% of supply
based on an 18,000 housing requirement. As a substantial proportion of affordable housing
will be delivered through Section 106 agreements, overall housing delivery is important to

meet affordable housing needs.

13.4 It will be important that the Council progresses its LDF as a matter of priority to provide a
policy framework which supports housing delivery, and in particular the delivery of strategic
site allocations, as these will make the substantial contribution to housing delivery in longer-
term. It should be recognised that there are in some cases long lead-in times to delivery of
strategic employment sites, and that planning is a key element of this. We would recommend
that the Council gives careful thought to how delivery is phased over plan period through the

delivery strategy which will accompany the Core Strategy.

13.5 The mix of sites proposed within the emerging Core Strategy is considered appropriate to
meet need and demand over the plan period. It comprises a combination of smaller sites
within urban areas and larger strategic greenfield urban extensions. This is considered
capable of delivering a range of house types in accordance with the need and demand
identified.

57 CLG 2008-based Household Projections
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13.6  Coordinated delivery of housing and employment is likely to be particularly important in

Leominster and Hereford reflecting the levels of new development proposed.

13.7 Implementation of a strong economic development strategy will be important in supporting
housing delivery, and maintaining greater balance in the population structures. An economic
strategy needs to sit alongside a housing strategy. The Council is producing an Economic

Development Strategy, and it will be important that it fully engages in the Marches LEP.

AFFORDABLE HOUSING POLICY

13.8  Herefordshire Council has already undertaken an assessment of the economic viability of
residential development to inform affordable housing policies, and has proposed targets for
affordable housing provision in the emerging Core Strategy on this basis. This LHMA has
considered housing needs.

13.9 The housing needs assessment undertaken would support a nuanced policy which
recognises that housing needs and affordable tenure requirements vary across the County. In
broad terms it supports the affordable housing percentages proposed, with the exception of
the Bromyard where a 25% affordable housing policy is proposed based on the needs

evidence. The recommended affordable housing policies are thus:

Figure 13.1: Proposed % Affordable Housing Policies

Area % Affordable Housing
Hereford 35% affordable housing
Bromyard 25% affordable housing
Ledbury 40% affordable housing

Ross 40% affordable housing

Kington 35% affordable housing
Leominster 25% affordable housing
Rural Areas 35% affordable housing

13.10 The above represent strategic targets. In the implementation of these, the Council should
have regard to the existing mix of housing at a neighbourhood level. It will also need to

consider site-specific viability issues as necessary.

13.11 For strategic sites affordable housing will need to be balanced with and considered alongside
other development costs, including infrastructure costs and the prospective Community
Infrastructure Levy; as these have a collective impact on development viability. The range of
6polis§ neet t o hnea rouraedsvaydnhr aevidw to delivering a sustainable

community.
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13.12

13.13

13.14

13.15

13.16

13.17

13.18

The market downturn and restrictions on mortgage finance have reduced effective demand for
market housing; and this can be expected to limit housing delivery in short-term. However in
the short-term we see strong potential for intermediate housing products. This is supported by
our consultation with estate agents locally. Delivery of intermediate housing in the short-term

should be prioritised to meet housing need and support overall delivery rates.

The Council is looking at a range of mechanisms to bring forward affordable housing,
including use of public sector land assets and supporting direct delivery by Registered
Providers (RPs). It is considering and assessing what funding it has to support affordable

housing delivery, albeit recognising current financial resource constraints.

In addition to the percentage affordable housing targets, the Council should seek to provide a
clear steer on the mix of affordable housing it wishes to see delivered through the LDF. Based
on analysis undertaken, we recommend a strategic target of 45% social rented, 55%

intermediate target county-wide.

The Council should give thought to whether it wishes to set separate policies for each of the
HMAs. Evidence points to the following tenure splits between social rented & intermediate

being appropriate:

e Hereford HMA T 64% social rent; 36% intermediate

e Bromyard HMA i 100% intermediate

e Ledbury HMA i 100% intermediate

e Ross HMA'1 14% social rented; 86% intermediate

e Kington HMA T 30% social rent; 70% intermediate

e Leominster HMA i 16% social rent; 84% intermediate

e Golden Valley HMA T 43% social rent; 57% intermediate

The considerable requirement for intermediate housing reflects the volume of existing and
emerging households who can afford more than social rents, but cannot afford to rent

privately or to purchase a home.

The Government has recently introduced a new intermediate affordable rent tenure. The
evidence suggests considerable potential for this tenure category in Herefordshire. Higher
rents will mean that this is more viable to deliver than social rented properties, and is likely to

require less public subsidy.

There are however a number of other intermediate housing products, including shared

ownership/equity, which should also be delivered. These are likely to be particularly appealing
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to would-be first-t i me buyers who havendédt the savings to bu

particularly strong potential market for these in the short-term.

13.19 Many households however often do not know of the housing options which are potentially
available to them. We would recommend that alongside delivery of new intermediate housing,
work is prioritised to raise the profile of the range of options available through marketing/

website etc.

13.20 Recognising their sensitivity to changes in market circumstances, affordable housing policies
should be kept under regular review. We would recommend that these are reviewed at least
every 5 years (or more frequently depending on the degree of change in market

circumstances).

13.21 Recommendations for the sizes of affordable housing in each of the HMAs are as follows.

These are drawn from the Housing Market Model.

Figure 13.2: Recommendation on Affordable Housing Mix

HMA 1-bed 2-bed 3-bed 4/+ Bed
Hereford 29% 35% 33% 3%
Bromyard 29% 38% 29% 4%
Ross 34% 37% 27% 3%
Kington 20% 40% 36% 4%
Leominster 24% 34% 38% 4%
Ledbury 29% 39% 29% 3%
Golden Valley 33% 37% 28% 2%

MIX OF MARKET HOUSING

13.22 In regard to market housing, our view is that planning and housing policies should not be
overly prescriptive regarding the mix of housing required, as in most senses the market is

best placed to consider what homes will sell.

13.23 Nonetheless it is important that at the strategic level the planning system delivers a mix of
sites which enables a range of housing to be delivered. As stated we consider the mix of sites
proposed appropriate to achieve this - with the strategic sites playing an important role in the
delivery of family homes. The Council should monitor housing delivery by size to inform a
plan, monitor and manage approach to achieve a mix of housing broadly in line with the

findings of this report over the plan period.
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MONITORING AND REVIEW

13.24 This report has recognised that there is limited information available on the size of or
conditions in the private rented sector. This is an issue which is not unique to Herefordshire.
The Council might consider undertaking some bespoke research, however it should be
recognised that this is likely to provide only qualitative understanding. A quantitative picture of
the size and distribution of the sector will however emerge from findings of the 2011 Census.
In any case, the Council has limited control over the size or market dynamics within the

private rented sector.

13.25 Is it recommended that the Council continues to monitor housing market activity in

accordance with the template provided and through annual Estate/Letting Agents Surveys.
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