Church Stretton, Shropshire

Housing Needs Survey 2022

for

Church Stretton Town Council

Final Report

November 2022

Main Contact: Chris Broughton

Email: chris.broughton@arc4.co.uk
Telephone: 07809 625636 4
Website: www.arc4.co.uk a | c

© 2022 arc?* Limited (Company No. 06205180)




Church Stretton HNS Page | 2

I"HB008 () &* Vb +, ' SYoH-*)Yo+..) -0 " Vo (+&* .10+ 8YoH-$* &l *#)-$Yo+-1%6& 2/#&' 3 *$%6) 4%)/ &Y. O -*5 Y06 Yo $Y0-) ¥ Yot
$")/01%-)*%7'%& O 1%/()-%6 78%+-8%*"#&1%(+&*8%+-1%-) %8 $()-$H# T #HO#*8YoHSY6/-1' 8%, -%*) Yo+-8%6* #&1%6(+&*8

+&!" QU3 190" (*$Y%6-)%68& $()-SHTHOH*8Y0) &Y60H+THOH8Y4)&: Yo+-1%3+, $Y6-) %08 (&'$'-*+*H)-%6) &%+ &&+-*8Y6 "% &S
+../8+.8%)8&%.)3(0%-' $$%6)4%0-+-BUHL BRAYoH-4) &3 +H)-Yo=H- 0/ LH->V1+*+296* +¥06#$%.)-*+H#- 1986+ #$%1)./3'-*5

@'>H#$*&'1%A11&'$SBY%+&.C:%CDYUED+&'-1)-%@)+1:%F+0":%G4"$* &: %GHH%IJIK
L3+#0R/S#-'$$*'+3M+&.C5.)5/ % P BAEE5.)5/, %
+& . CUIH3H 1% @ >H$* &' 1%#-%6L->0+-1%N%0+0'$%PIQRDS Q%% % TAI% @' SHs*&+*#)-%U)B%%VQVS
JHE' *)&BK'0'-%Y &Z)Z);$, HEbtt."+'0%Y /00D

: 4
November 2022 © 2022 arct Limited ara



Church Stretton HNS Page | 3

"#$%&'(&)*+%*&,

FOTEWOIG ...ttt st e e st e e st e st e e s abe e e s bbb e e saabaeeesnsaeesnaneeas 6
1. Yol N AT 810 0 0 =1 N 8
2. INEFOTUCTION 1.ttt e bt e e st e e sabae e s saaeeesaees 11
Introduction and summary of this Chapter .......ccccevveeviiiiiiieee e 11
Overview of the StudY MEthod ..........oooviiiiiii e e 11
Government Practice guidance relating to housing needs assessments and the
National Planning Policy Framework (NPPF) 2021 ........cccoovvvvvereeiiieeeeeeeeeeeeccciinrveeeee 12
Planning POliCY CONTEXE ...cccoviiiiiieeeeeeeee e e e e e e e e e e e s e e s aaararrsaeeeees 14
Neighbourhood Development Plan..........eeeieceieeiieicccciiireereeeeee e 17
Y oY T UL - [ o OO P PP PPUPRPI 17
3. A profile of Church STretton .....o.veei i 18
Introduction and summary of the Chapter........ccccovveevciiiiieeieee e 18
Geography and POPUIGTION ...eueeeeiiiiiiieeiee et e e e e e e e e e e 18
Dwelling and household characteristiCs......uuiiiiiiiiiiiieiiiiireteeeeeeeee e 19
Key findings from the Census 2011 and population projections. ........cccceeeeerrrrrrrennenn. 26
4, Local house prices, rents and affordability ........ccccooeeeiiiiiiiiiieeee e, 28
Introduction and summary of the Chapter.........cccovveevieiiiieeeeee e 28
Benchmark rents and NOUSE PriCES ....uuuuieiiiiiiiiieieiieiiecccirrrreeeeee e e e e e e e e ee e eaaarrreeeees 28
Local rents and the household income required to service arent........ccceeeeeuvvrrrrrennenn. 28
House prices and the income required to service a Mortgage ........ccccceeveevecvvvvvvvvnneen. 30
HoUSENOId INCOME TEVEIS ...ttt 32
Intermediate (Affordable) housing ‘bandwidth’ ..........cccoovvivieriiiiiiiirreee, 38
Key findings: local house prices, rents and affordability.......cccccccceeeeeiiiniiiiciiiiinrreeee, 39
Concluding remarks: affordable housing and truly affordable housing........................ 40
5. ASSESSING NOUSING NEEM......cce ittt e e e e e e e e e et e e saasarerreeeeees 41
Introduction and summary of the Chapter........ccccoovveevciiiiieieee e 41
ADOUL The hOUSENOI SUIVEY .....ueeiiiiiiiiieiiieieee et e e e e e e e e s ee s eeeees 42
Practice guidance and definitions used in the analysis........cccccceevieiiiiiiiiiiiicciinrreeee, 43
CroSSTAbUIGLIONS. ...ciiiiii et e e 43
Respondent’s reasons for moving into the parish .......cccccvvevveeeeiiieeee e, 44
Respondent’s general views on priorities for future housing in the parish................... 45
Older person’s hOUSING OPLIONS ....cciiiiiiiiiieiiccereetee e e e e eee e 47
The characteristics of moving households ..........cooooveeciiiiiieeeie e, 48
The characteristics of newly forming households...........cccvvvveevieiiiiiiiceeee, 50
The level of interest in affordable home ownership.......cccvveveeveeiiiciiccceeee, 51
Summary of current Need bY TENUIE.........oooi i 51
Overall Supply and Demand by bedrooms needed............ccccceeeveviecirininireeeeeneeeeeeeeen, 53
How accurate is this estimate of affordable need? ..........cccovviiiiiiiiiniiiie 55

' 4
November 2022 © 2022 arc* Limited ara



Church Stretton HNS Page | 4

Turning the snapshot of affordable need into a flow: the basic needs assessment

MOAEL (BNAIM) ...ttt et e et eecccrr e reeeeeeeseeeeeeseesssssssssssssasraseseseeeeeseeessennnnsnes 56
Implications of unmet need for affordable houSING .......cccvvvvevieiiiiiiiiiiiiiceee, 62
Summary and key findings of SECLION 5.....coovvviiiiiiiee e 63
6. Key findings, conclusions and policy implications..........cccceevviieiniiieiinieeeeeeeee e 65
Introduction and summary of the Chapter........ccccovveevciiiiieeieee e 65
7. APPENAIX: DA ittt sttt e e e e e b e e s aba e e e areeas 69
8. Appendix: The Survey QUESTIONNAITE . ...uuveiiieieie et ee e e e e e e e e eenaraareeeees 73

9. Appendix: Technical Appendix (explanation of key assumptions made in the BNAM). 90

Gross affordable NEEd.........ooviiiii e 90
Additional assumptions made in estimating future affordable housing need.............. 92
Assumptions made in estimating future affordable housing supply .......cccoeeerrrvrnneeene. 92
Summary of extant planning consents and allocated sites as of July 2022................... 93
LOCal NEEA AN SUPPIY coeeieeiieiieeiteeeeeeeee e e e e e e e e e eeeeeesee s snararrsaeeeees 94
10. Appendix: The Shropshire Hills AONB and implications for policy........ccceeeeurrrvrnnenene. 96

11. Appendix: The regulation 19 Consultation Draft of the Shropshire Local Plan 2016 to
2038 99

Right HOME Right PIaCe SUIMVEYS.....uvvieiieiiiiiiee ettt e e eeee e 101

Shropshire Social Housing Allocations POlICY ......cccccuvvviiiivieiiiiiieccceeeeeeeccerrveeeeeee, 101
- A& (&) HD Y,
Table 2.1 NPPF 2021 Annex 2, Affordable HOUSING. .....uvveveeeeiieiiiiiiiiieiiirrreeeereeee e, 13
- 3.1 CAMEQO HOUSENOIA TYPES ...ttt eee et reeereeeee e e e e e e e e e e e s esseannes 24
Table 4.1 Assessment of benchmark rent levels..........cccovieiiiiiiiineeee 29
Table 4.2 ‘Shop Window’ survey of rentals ........ccccoevveeieeiiiinireeeeeeeeee e 29
Table 4.3 Average market rents and iNCOMe requIred .........oeeeeeeeeeiieiccciiinireeeeeeeeeeeeeeen, 29
Table 4.4 Shropshire BRMA local housing allowance rates (May 2022) ..........ccccceeeeennnnns 30
Table 4.5 Comparison of house prices between Church Stretton and Shropshire............ 31
Table 4.6 Variation in house Price by tYPe.....ooo e 31
Table 4.7 Variation in house price by number of bedrooms .........ccooeeveeiiivvieveeeiinnnennn. 31
Table 4.8 Income needed to service the mortgage by number of bedrooms .................. 32
Table 4.9 Additional household income required to facilitate upsizing .......cccceveeveeeeeeenn. 32
Table 4.10 Household income required to service a mortgage at benchmark prices ........ 34
Table 4.11 (A) House Purchase Affordability (selected key Workers) .......cceeeeeeeeeeiiiiiiiiicineennnns 35
Table 4.11 (B) House Purchase Affordability (minimum and living Wage) .........veeeeeevieiiiiicnnns 36

Table 4.12 The income required to fund selected low-cost home ownership products .... 37

' 4
November 2022 © 2022 arc* Limited ara



Church Stretton HNS Page | 5

Table 4.13 Difference in income needed to service a social rent and a minimum market
rent 39

Table 4.14 Difference in income needed to service a social rent and a minimum market. 39

Table 5.1 Q5. If your household moved home into the parish in the last 5-years what
reasons [€d tO YOUE AECISIONT ......uuiiiiiiieiiiieeieeeeeeeeeieecee e eeeeeeeeeeeeeeessesnnaassbrrarerreereeeeeeseens 44

Table 5.2 Q6. If your household moved home into the parish in the last 5-years did any of
these factors influence your choice to live here over somewhere else?.......ccccvveeeeeeiieiiiiieennns 45

Table 5.3 Q6. If new homes were to be built in the future in the parish, which types
would you consider a priority for the community? .......ccoovviiiiiiiiiiriiee e, 46

Table 5.4 Q23. Which household groups should be considered a priority for the

COMMUNILY, if ANY, IN TULUNE? .o e et e e ereeeeeeeeeeas 47
Table 5.5 Q20. If you are aged 60-years or over, please tell us about any future options

you would realistically CONSIAEr OF @XPECT. . ...uuuviiiiiiiiiiiiieieeeeeeee e e e e e e e e e e s eeseanes 48
Table 5.6 Q27 main reason for needing to MOVE hOME .......ccccevvrrmiriereeiiieieeeeeeeeee e, 49
Table 5.7 Summary of the 5-year housing need for Church Stretton by tenure............... 52
Table 5.10 Summary of BNAM stages 1, 2 and 3 (gross annual need).......ccoeeeveeeeeeiiiiiennnns 58
Table 5.11 Reconciliation of affordable need and committed affordable supply.............. 61

Table 9.1 (copy of table 5.10) Summary of BNAM stages 1, 2 and 3 (gross annual need) .... 90

Table 9.2 Full summary of survey data for the demand side of the BNAM...................... 91
Table 9.3 Planning status and capacity of identified sites and if regarded as committed
supply of affordable NOUSING ......ccoooiiii e 94
-, +&'(8&1.0128,

Figure 3.1 B IE=] 0 L0 T 20
Figure 3.2 [ [ YU YT V7 oY 21
Figure 3.3 House type by tenure (Church Stretton only) ..., 21
Figure 3.4 NUMbBEr Of DEATOOMS .. e e 22
Figure 3.5 Bedrooms by tenure (Church Stretton only) ..., 23
Figure 3.6 Household COMPOSITION ...eeviiiiiiiiiiiiecicceee e e e 23
Figure 3.7 CAMEQO HOUSENOIA TYPES ...eiitriiiiiteeeiieeeeeeeeeeeeseeseerirrreeeeeeeeeeeeeeeeeeeesessnnnnes 25
Figure 3.8 Population projections (diStrict ONIY) ..cccccuviviirieeiiiieeieeee e, 26
Figure 4.1 Income midpoint in Church Stretton compared with Shropshire. ................... 33
Figure 5.1 Comparison of age profile from respondent HRP and the population according
tO the CENSUS 2001 ... ittt s e s e s e s r e s ane e nne e e nnn e 42
Figure 5.2 Reasons households seeking to move home, and where to. ........cceeveeeeeeeennnn. 50
Figure 5.3 Interest expressed in affordable home ownership options ........cccveeeeeeeeeeeennn. 51

' 4
November 2022 © 2022 arc* Limited ara



Church Stretton HNS Page | 6

I"#$%"#&

/\'/Q Church

Stretton

Church Stretton Housing Needs Survey

| am delighted to introduce the 2022 Housing Needs Survey (HNS). The objectives of the
survey were to provide a database of information about our community and to assess the
likely need for housing in the parish over the next five-years. | am pleased to say that in large
part due to the nearly 40% response rate the conduct of the survey has been very successful
and provides all users with a high-quality dataset. Particular thanks are given to the HNS
Working Group — Jim Bunce, Jim Petch, the late Graham Lewis, ClIr Davies, ClIr Luck and Cllr
Munro, as well as to Chris Broughton and Nicola Ince who led the survey for arc4.

The survey draws some powerful and important conclusions.

Firstly, the town has made it abundantly clear that future need is to build new one and two-
bedroom homes, and that these are wanted by both new households (including first time
buyers) and also by residents who want to downsize. There is strong feeling against building
any more new large detached homes. Residents feel that the town has plenty of detached
homes, and that a reasonable supply will continue to become available through the existing
resale market. This supply will increase if existing residents have an opportunity to downsize
and remain within the community.

Secondly, the town believes that the ‘countryside’ outside of the town’s development
boundary should continue to be protected, and work to assess the supply of new one and
two-bedroom homes demonstrates that the number of homes needed can be built on brown
field sites within the existing development boundary.

More specifically, at a headline level, the survey shows that 130 Church Stretton households
are either in need, or will become in need, of affordable housing over the 5-year horizon of
the housing need survey. That equates to 26 homes each year needed, but that does not
mean that they all need to be new build. Existing homes will continue to become available
through the resale market and some renters will move home by 2027. Further, there are
significant numbers of new build one and two bed homes which are already in the
development pipeline, so only a further 11 affordable one and two-bedroom affordable
homes, both flats and houses, need to be built each year to top up the pipeline. The
preference of the Church Stretton community is for affordable purchase, with a small number
of homes available for affordable rent. Feasibility studies have been based on prices starting
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at £150,000 before any reduction. With discount, one-bedroom flats could start from
£120,000. In time, the development of a Community Land Trust will further assist the
development of cheaper homes.

In their proposals for the Shropshire Local Plan, Shropshire Council have suggested to the
inspectors a net requirement of 121 new market and affordable homes by 2038. Although this
figure was delivered top down to meet central government targets, in practical terms these
numbers can be reconciled and when the data from this HNS is submitted to the Inspectors,
the Town Council will sit alongside Shropshire Council to ensure that the homes which are
needed by local residents can be built whilst the countryside outside of the development
boundary in the AONB will continue to be protected. Over the next few years these provisions
will be incorporated into a new Neighbourhood Plan which will provide legal force as part of
the overall planning system.

With care, Church Stretton can facilitate the homes which are needed for its residents whilst
continuing to protect the surrounding countryside which so importantly defines the town. |
commend the report to the town.

Andy Munro
Chair
Church Stretton Town Council

November 2022
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1.! Executive Summary

1.1!

1.2!

1.3!

1.41

1.5!

The aim of this study is to assess the unmet need for housing and the characteristics
of households in housing need for the parish of Church Stretton, Shropshire. It is both
a formal housing assessment of housing need !"# an evidence base.

The study method involved analysis based on evidence from official data and a
household survey. All households resident in the parish were invited to participate in
the survey. Residents living outside the parish with a connection to it were invited to
complete the online version of the survey.

Key findings from the profile of Church Stretton are that:

¥l the parish is situated within the Shropshire Hills Area of Outstanding Natural
Beauty; (AONB) and the AONB environment is highly valued by residents of
Church Stretton and visitors;

¥ the predominant dwelling type is the detached 3 or more-bedroom house or
bungalow which is owner occupied.

¥ 40% of households in Church Stretton comprise of single people and families aged
65-years or older which is a much larger proportion than within Shropshire and
England as a whole;

¥ asmaller proportion of households have dependent children than the comparator
areas of Shropshire and England as a whole; and

¥ population projections for Shropshire County reveal an aging population set to
grow significantly over the coming years.

Regarding local house prices and rents the key findings are that:

¥ house prices and rents are higher in the parish than comparable prices across the
Shropshire;

¥l entry level prices would often be unaffordable to many first-time buyer
households;

¥ this is compounded by the fact that most supply coming onto the resale market is
of 3 to 4 or more-bedroom housing which generally is higher priced than 1 or 2-
bedroom housing;

¥ Church Stretton average household income is higher than that of Shropshire as a
whole; and

¥l the additional income required to service a mortgage if households need to upsize
is significant and may be unaffordable to some households.

Our household survey revealed that:

¥ most respondents that had moved into the parish within the last 5-years told us
that that they were returning or retiring to the area. The countryside/AONB, local
services and the rail service were the most significant factors in their choice to
relocate;
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¥ all respondents were asked for their view on the type of housing they thought
would be needed in the parish in future. Most would prioritise smaller homes
being built in the parish — whether for singles, couples, families or older
households wishing to downsize, and energy efficient homes. Large, detached
dwellings and town houses were not considered to be a priority. Respondents
would prioritise houses affordable to first time buyers and affordable homes to
rent. Relatively few respondents would consider self-build housing a priority in
the parish;

¥ 40% of households in need that intend to move home in the next five-years
needed a smaller home whilst 13% stated that they needed a larger home;

¥ asmaller number cited financial reasons or issues to do with security of tenure;

¥ of those households living in unsuitable housing, 87% were seeking to remain in
the parish, those seeking to leave were mostly moving to give or receive care or
support or relocate for employment;

¥ 47% of newly forming households would wish to remain in the parish. Those
seeking to remain would mostly (60%) seek affordable home ownership;

¥ 47% of newly forming households will be single person households and 42% will
be couples without dependent children;

¥ without new build housing of 1 and 2-bedroom homes there is likely to be a
future shortage of 1 and 2-bedroom homes across all tenures;

¥ regarding affordable housing, survey data shows that 68% of the need is for 1 and
2-bedroom housing. Data from Shropshire HomePoint shows that 41 households
out of the 81 with a local connection to Church Stretton needed 1-bedroom
housing;

¥ overall, the survey snapshot found that 130 households were likley to be in
affordable housing need across the 5-year horizon of the survey.

1.6!  Itis necessary to convert this snapshot data into an annual flow of households in
order to compare need to flow of supply that will arise from vacancies and committed
new build housing. The Basic Needs Assessment Model (BNAM) is used to achieve
this.

1.7!  When annualised by the BNAM to turn snapshot data into an annual flow, there is an
affordable need of 26 existing and newly forming household per annum. This is
regarded as a minimum measure of affordable need using this method.

1.8! If housing register data instead of survey data is adjusted to include newly forming
households and those seeking affordable home ownership there are 31 households
per annum in affordable need. This is also regarded as a minimum measure of
affordable need using this method.

1.9!  Survey data suggests that 80% of the households in need would prefer affordable
home ownership with 20% preferring social or affordable rented housing.

1.10! Affordable supply from vacancies let to local households, resales if priced below the
lower quartile benchmark and committed first lettings and sales are projected
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1.11!

1.12!

1.13!

1.14!

forward to arrive at an estimate of the amount of supply to deduct from the above
gross affordable need.

The evidence suggests that the 5-year need for affordable rented housing is
potentially equivalent to the committed supply provided that projected new build is
delivered and allocated to local households which may not be the case in practice due
to HomePoint policy. The 5-year need for affordable home ownership (53 units) is
not likley to be met from committed supply.

In conclusion to the study, the evidence suggests that Church Stretton has different
characteristics to Shropshire as a whole:

¥ itis the only market town situated within the Shropshire Hills AONB;
¥ house prices and household incomes are higher than the Shropshire average; and
¥ housing and household characteristics differ from Shropshire averages.

Future development should aim to address some observed imbalances between the
housing supply and household requirements some of which differ to the rest of
Shropshire:

¥ retention of newly forming households that would otherwise leave the area;

¥l the need to achieve significant levels of affordable home ownership in addition to
social and affordable rent;

¥l the need to enable older households to downsize without leaving the community;
and

¥ the AONB designation which means that the impact of any future development on
the landscape will be subject to intense scrutiny to ensure that future
development will not harm the landscape. This means that maximum value to
local people must be obtained from any development that is permitted.

These could be achieved by ensuring that:

¥ 1 and 2-bedroom homes are prioritised in future, and delivery of affordable home
ownership tenures;

¥ brownfield sites within the parish development boundary are prioritised;

¥ policies to deliver these priorities could be brought forward in a neighbourhood
plan including local policies on the percentage of affordable housing to be
achieved from development of qualifying sites to 30% and a 50:50% ratio of
social/affordable rent to affordable home ownership; and

¥ alocal housing delivery mechanism is needed such as a Community Land Trust to
ensure that future new affordable housebuilding and subsequent vacancies
prioritise local people in need.
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2. Introduction

2.1!

2.2!

2.3!

2.4!

Introduction and summary of this chapter

The aim of this study is to assess the unmet need for housing and the characteristics
of need for the parish of Church Stretton, Shropshire. It is both a formal housing
assessment !I"# an evidence base which states the characteristics of local housing and
households as well as other information from key literature such as the local plan and
other relevant research.

The study also examines the factors that are driving an unmet need for affordable
housing such as local imbalances between local housing and households; affordability
of housing and population trends.

The study method involved analysis based on evidence from official data and a
household survey. All households resident in the parish were invited to participate in
the survey.

Findings are based upon several sources of data all of which contribute to a
conclusion that aims to ensure that the needs of local residents are met in the long
term and the parish becomes an increasingly sustainable settlement with minimal
negative impact on the landscape.

2.5!

Overview of the study method

In accordance with government practice guidance', data from several sources are
assembled and analysed to enable us to robustly make a balanced assessment of the
additional housing that is required by households resident in the study area:

¥ Census 2011 to enable us to understand how the profiles of the housing stock and
households interact;

¥ Land Registry, Rightmove and Zoopla data to understand local house prices and
define market housing entry level price points and the affordability of prices to
local households;

¥ both of the above plus the latest ONS population projections to understand trends;

¥ data from a household survey to achieve a fine-grained understanding of the
housing requirements of households in need;

¥ information from the local authority including planning policy context, district wide
housing requirements and data from the housing register;

' Housing Needs Assessments — a Guide to Good Practice DETR, 2000
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2.6!

2.7!

2.8!

¥ supply side information from government data to understand affordable housing
supply and council data to understand potential supply from extant planning
consents; and

¥ use of the basic needs assessment model” (BNAM) used by arc4 and other leading
consultants in accordance with the practice guidance to demonstrate demand and
supply scenarios based upon different sources of data.

Unless a 100% response is obtained to a housing need survey, data obtained is an
incomplete picture of parish household intentions. Data weighting is used upscale
responses to represent 100% of parish household population.

Government Practice guidance relating to housing needs
assessments and the National Planning Policy Framework
(NPPF) 2021

It is important that readers recognise that this housing needs survey (HNS) is
consistent with the relevant aspects of practice guidance concerning housing needs
surveys and the National Planning Policy Framework (NPPF).

The most relevant guidance was published by the government in the year 2000 and is
called Housing Need Assessments: A Guide to Good Practice. It describes best practice
in designing producing and interpreting data from housing needs assessments and
surveys. This HNS report contains many references to guidance on a topic-by-topic
basis.

Consideration of the (NPPF) July 2021 is important as it defines the term ‘affordable
housing’$%is definition is crucial to the HNS in order to distinguish between market
housing and affordable housing tenures. Annex 2 of the NPPF defines the following
tenures to be classed as affordable some of which are affordable home ownership in
addition to affordable rented tenures.

HBOO& ()4, SR )0 1RHI&(- HOYH3YY-HAD TBYGH <<<SR52'H" 21 EP" A
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BFER-6#,/2)%*48$7)2%-&()-*+#,-./01988.<;"<&B83$5&"<&"&598B37/<&328"<&$%"8<& -MEHI$:
D"$7%(&S$9:9#9$9<?&98&5%<%4>9/%58=9<:84%:"458<3&$3B"$&9/B3>%8& " /5&$3B"$&
#%89/8&C$"B%&<38%/STAMR:IIMR"<&."&598B37/<82348&27<74%EY%$9: B$Y6&;378%;3$5

SF82+)$*& " HSY0& (J*$#,2)-* 24+ +#4)*#9/)$-+. A8&:3789/:&C43D95%58&234&8"$%&<;"<&CA3L
<38&3=/%48;9C&234&<;38%&=:3&B37$5&/3<&"B;9%D%&;3>%&3=/%48;9C&<;437::8<;%8&>
8;"4%58&39648;9C184%$%D"/<&%U79<?&$3"/8183<;%48&$3=8B38<&;3>%8&234&8"$%&A
$%"8<&-M&H#%$3=8$3B"$&>"4@%<&D"$7%F&" /58 4%/<&<3&HT?&A=;9B;89/B$75%8&"&(
R;%4%&C7#$9B&:4"/<&27/59/:898&C43D95%518&<;%4%& S BIBERHWECHIDBRY3LA%6>"9
"22345"#$%& CA9B%&234&27<74%E&Y%$9:9#$%&;378%;3$581&348234&."/?78&4%BY%IC<8&
"22345"#$%&;3789/:&C43D9893/183484%27/5%58<3&I3D%4/>%/<&34&<;%&4%$%D" /<&
27/59/:&":4%%>% & (&

RO
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A1\ 4) i ) i
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2.91  The national planning policy guidance (NPPG 2021) is also relevant as it reflects key
principles of the good practice guidance upon which this HNS is based.B

B#443#"<IGB,D(',-#E&) #<!|CHRFF%5-2GH,#1%&QB2*52>'"#"<#0%#H A
|
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2.10!

2.11!

13%&/.2,+&4'5%,&.*.+."€6%&

The HNS report considers the government’s First Homes scheme. Further information
published by government can be found at: https://www.gov.uk/guidance/first-homes

An extract from this document follows:

,948<&63>%8&"4%8&2$"<8&"/58&;378%88&#T79$<&3/&5%D%$3C>%/<8&7C&"5853=]
#9%8/3859229%4%)/<8&243>83<;%4&C43C%4<9%88&Y0BUC<&<;%?2&=9$$EH#%6&83$
CY%4BY%E<(&
1:96?8=9$$8#%8&83$58 <38 $3B"$&CYICSY&=;38="/<8& TIBBRE2LDES QU HB3ESIDY
HT<&"A%&B<AT::$9/:&<38CT4B;"8%&"&;3>%&" <& & 4@Y%<&CAIBYS(&
1:967&=9$$8H#%6&C49349 <O RSB R TRABH SBB"$&%688%/<9" $&&32VHER 9/ %5E
#28<;%&$3B"$&."7<;34IUFRABFR3358 CH Y
1:%68598B37/<&=9$$8HY BIQ TRBBLT AYo8HT 2% A488=;%/8,948<&63>%8&" 4% &A4%83
C%3C$%&B"1&#%&; %$CH5&3/<38<;%8$"55%4(

2.12!

2.13!

Planning policy context
13%&732'8,3.2%8&4.$%,88:;<

Church Stretton lies within the AONB. Planning applications are rigorously assessed
against harm to the landscape.. NPPF 2021 paragraphs 176 and 177 state that:

&'()$%*+,!-%.,/01-%21345#%6,%0/7,"%-3%83"2,+7/"0%!"#%,"11"8/"0%5!"#28!9,%!"#%28,"/
6,14-:9%/"%:;!-/3"15%<!+=2>%-1,%7+31#2%!"#% @+, 2%3A%B4-2-1"#/"0%);!-4+15%7,14-:%.1/8
117,%-1,%1/01,2-%2-1-42%3AY0%3"%+,5!-/3"%-3%-1,2,%/224,2$%C1,%83"2,+7!-/3"%!"#%
,"11"8,D,"-%3A%./5#5/A,%!"#%845-4+15%1,+/-10,%!+,%!523%/D93+-1"-%83"2/#,+!-/3"2%/"%
-1,2,%!+,12%!"#%21345#%6,%0/7,"%0+,!-%.,/01-%/"%:;!-/3"15%<!+=2%!"#%-1,%?+31#2$%C
28!5,%!"#%,E-,"-%3A%#,7,539D,"-%0I56%-1,2,%#,2/0"!- #%!+,12%21345#%6,%5/D/- #>%
.1/5,%#,7,539D,"-%./-1/"%-1,/[+%2,--"0%21345#%6,%2,"2/-/7,5:%538!-,#%!"#%#,2/0" #%-3
173/#%3+%D/"/DI2,%!#7,+2,%/D9!8-2%3"%-1,%#,2/0"!- #6!+,!1 2$F%

&'(($%G1,"%83"2/#,+/"0%!995/8!-/3"2%A3+%#,7,539D,"-%./-1/"%;!-/3"15%<1+=2>%-1,%
?2+31#2%!"#% @+, 2%3A%B4-2-1"#/"0%:;!-4+15%7?,14-:>%9,+D/22/3"%21345#%6,%+,A4 2, #Y
D!H3+%#,7,539D,"-%3-1,+%-1!"%/"%,E8,9-/3"15%8/+84D2-98,2|I1$F%

Shropshire Council currently has no specific Development Plan Policy addressing
housing or employment development in the Shropshire Hills AONB. However, the draft
Local Plan (2016 - 2038) presently proceeding through the Examination in Public (EIP)
process contains Policy DP24 — Shropshire Hills Area of Outstanding Natural Beauty.

&*+,1-%.,/01-%./55%6,%0/7,"%-3%83"2,+7/"0%!"#%,"1!"8/"0%-1,%5!"#28!9,%!"#%28,"/18%
6,14-:9%3A%-1,%J1+3921/Z@KISE3A%B4-2-1"#/"0%:;!-4+!5%7,!14-:%L @ B;?M%6:%5/D/-/"0%
-1,%28!5,%!"#%,E-,"-%3A%#,78882b-1,%#,2/0"1- #%!+ 3P

%

&<,+D/22/3"%./55%6,%+,A42 #%A3+%D!H3+%#,7,539D,"-%3-1,+%-1!"%/"%,E8,9-/3"15%
8/+84D2-!"8,211$F%
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2.14! The only sizeable settlement in the Shropshire Hills AONB is the market town of
Church Stretton, which is designated as a ‘Key Centre’ in the draft Local Plan (2016-
2038). However, it is important to be clear that the ‘Key Centre’ designation only
covers the actual town of Church Stretton itself and not any of the other settlements
(All Stretton, Little Stretton etc) within Church Stretton Parish nor any of the
settlements (Rushbury, Cardington etc) which make up the wider Church Stretton
Place Plan. The Church Stretton development boundary is wrapped tightly round the
town itself and everywhere else in both the Parish and the wider Place Plan area is
considered as ‘countryside’ for planning purposes, &.1,+,%",.%#,7,539D,"-%/2%2-+/8-5:%
83"-+355!#58H the Church Stretton Place Plan is within the Shropshire Hills AONB.

2.15! The AONB designation means that the impact of any future development on the
landscape will be subject to intense scrutiny to ensure that future development will
not harm the landscape. This means that maximum value to local people must be
obtained from any development which is permitted. When considering future
development, brownfield sites within the development boundary should be
prioritised.

2.16! A fuller appreciation of the AONB and as yet unadopted policies of the Shropshire
Local Plan 2016 to 2038 appear in the appendix.

13%&32'8,3.2N&%&, +2"+%0=& A5
N,:%!@-+!8-2%A+3D%935/850I0!"#% @ AA3+#16/5/-:%3A%K342/"0M

2.17' The following abstracts provide the key information needed if new housing
development is to comply with the planning policy of the local planning authority
(LPA).

"H# 52F0#J%62H#4H2);#4%H (6K#LM?!;#7,D,H%>/,)0#L.0520,*K=#NI&56 1##05,00%)#0,K#N,)05,
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CS11 : Type and Affordability of Housing

To meet the diverse housing needs of Shropshire residents now and in the future and
to create mixed, balanced and inclusive communities, an integrated and balanced
approach will be taken with regard to existing and new housing, including type, size,
tenure and affordability. This will be achieved by:

* Seeking housing developments which help to balance the size, type and tenure
of the local housing stock;

e Seeking to achieve an overall target of 33% local needs affordable housing from
all sources for the first five years of the plan period, comprised of 20% social-rented
and 13% intermediate affordable housing. Subsequent targets will be set through
the Housing Strategy for Shropshire. Individual schemes will encompass a mix of
tenures including social-rented and intermediate housing determined by the
Council using the most recent information on housing needs at the local level;

* Seeking to ensure that all housing developments are designed to be capable
of adaptation to accommodate lifestyle changes, including the needs of the
elderly and people with disabilities, and to achieve the Lifetime Homes standard;

e Supporting the provision of housing for vulnerable people and specialist
housing provision, including nursing homes, residential and extra care
facilities, in appropriate locations and where there is an identified need;

e Ensuring that all new open market housing development makes appropriate
contributions to the provision of local needs affordable housing having regard
to the current prevailing target rate, set using the Shropshire Viability Index and
the viability of developments taking into account Policy CS9 in respect of
infrastructure contributions. For all sites of 5 dwellings and above, the
provision of affordable housing will be expected to be on site;

hropshire Local Development Framework : Adopted Core Strategy

Requiring residential conversion schemes in the countryside, where permitted under
Policy CS5, except listed buildings, to contribute to the provision of local needs
affordable housing and make the appropriate infrastructure contribution in
accordance with Policy CS9 (subject to economic viability);

Permitting exception schemes for local needs affordable housing on suitable sites in
and adjoining Shrewsbury, Market Towns and Other Key Centres, Community Hubs,
Community Clusters and recognisable named settlements, subject to suitable scale,
design, tenure and prioritisation for local people and arrangements to ensure
affordability in perpetuity.

2.18!

The regulation 19 Consultation Draft of the Shropshire Local Plan 2016 to 2038

amongst other things, envisages 200 additional homes (121 net of completions since

the start of the plan period) in the parish over the plan period and changes the

affordable housing policy to 20% affordable housing on sites of 5 or more dwellings

with an affordable tenure mix of 70% affordable rent and 30% affordable home

ownership. The plan supports the principle of community led development. A fuller

account of the new local plan is found in the appendix.

November 2022
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2.19!

C.D%E&F'551*.+. %,

The following abstract from the government’s guidance on achieving decent homes is
noteworthy as it defines what is meant by a achieving a mixed community which is
relevant context to this study and is a key aim of both the existing local plan and the
draft replacement local plan.

Decent homes and mixed communities

What is a mixed community?

/10127 38#00$415! " 671899%#86 - 18106!5#18% " 85" | ; " 55" hi#$5&#O " 6l<#HI5 - "IO#65I=$4 "8 ;>" 1141648157184 3!
63658148 ;>" 18O OSA15! " 6I<HAIBMIA - "% " 1161441844 " 161C ™ 1<156!8»71899%#8¢& : 184 3! : #D1012 " 316#O 0 $4151"6!8%" !
3" ="#9"3IDIM3 " 9" 4314415 " DHEBI&HAS" 250 EH#D " =" "#S%&'()*"+"$,& 8" 18%"86!5: 85(!!

¥ B855%885!843!%"5814! - #$6" 1 #>36!D15: 18!D13 " 184G " 1#<!14&#O " 6H!!

¥ 18="IGH#3I1$8157! - #$614G!14!185518851="1" 4=14#4 O " 456! D15 - 1884 " 66!54CHH# I DH#ES168 - ##6!84 3!
%"58D0 " 165%™ <8851 " 61843145 - "6 "H=16" 664 - 186! - " 8>5 - H!!

¥ 18="181012!#<! : #$614G!61C"FI5?9 71843157 4% " H!!

¥ 855%885!18431% 58141 1 #$6 " - #>36!D15: 1& 1 #1&"H!!

¥ 18="I65UHAGHHES)! " 8 AHO! " 61843184451 ; $5 " I5HI65UHAGIE " G148 " 844401 " 6H!!

¥ 8hTID"»IGHA4 "85 354! T ODH?O " 451499415 $A151 " 615 - WHSG 2 14716 - ; # Bl - #4313 " 61GAFIS%B 46945184 314 ; |
884" 66!6™%=1& " 6H!!

Y OU#=13"188&" 66!5#!#5 - "I " &#A#O18!843!6#8IIHIOHUSSAI5!1 " 61<HHI8»1% " 613 " 456F! " 4 - 84814G!5 - " ™!
&-84&"6H!!

¥ I8="1I1GI ISBI5? 1 #$614G!18431471G - ; #$% - ##3!0848G" O " 45H!843!

¥ 18="DHDDL " ="6IH<I8H O " 184 319U#=13 " 16SO94UI6 " h=1& " 61<HhI=$>4 "% ;> 19 " #O> " fI!

2.20' We believe that a mixed and balanced housing supply is key to attracting and retaining
people in the neighbourhood to the benefit of the community. Chapters 3, 4 and 5 of
this report draw attention to imbalances between the characteristics of the parish’s
housing and households.

Neighbourhood Development Plan

2.21!  An application to Shropshire Council has been made to designate the parish as a
neighbourhood plan area. Formal designation is currently awaited.

2.22! ltis relevant to note that Shropshire Council incorporates a Place Plan in its current
Local Plan and draft replacement local plan which covers a larger area than the parish.
About arc4

2.23! arc?is a leading housing consultancy that operates across England and Wales. The

breadth of experience of the company and its people is evident from its website
www.arc4.co.uk. It has a division that specialises in Local Housing Need Surveys
(LHNS). arc”s role in this project is that of the collection and the objective and
impartial analysis of data.
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3. A profile of Church Stretton

Introduction and summary of the chapter

3.1!

3.2!

3.3!

3.4!

3.5!

3.6!

In Chapter 3, we look closely at specific characteristics of Church Stretton’s housing
stock and households.

Using census 2011 household and housing data, alongside population projections,
we identify current imbalances that exist and how trends will impact on any
imbalances in the future.

As at census day 2011, the predominant house type was the owner occupied (with a
majority of those being owned outright without the help of a mortgage) 3 or more-
bedroom detached house. Compared to the district and England there are smaller
proportions of terraced and semi-detached dwellings.

The composition of households at census 2011 has a large proportion of single
people and families aged 65 or older (40.6% of households). In line with district level
population projections the proportion of the population aged 65 and over is likely to
grow by over 60%.

From TransUnion UK CAMEO data, it is evident that Church Stretton is a particularly
affluent area compared to the district.

The evidence from the census and other sources suggests that housing and
household imbalances exist, which may worsen as the population ages.

3.7!

Geography and Population

The study area is depicted in map 1. The parish is situated within the Shropshire Hills
Area of Outstanding Natural Beauty.

*
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3.8!

3.9!
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According to the census 2011 there were 4,671 people living in 2,180 households
within the parish. The average household size was 2.14 persons per household which
was less than the average for England (2.4) and the district of Shropshire (2.36). The
population and number of households living in the village has grown since the census.
According to the Royal Mail database there were 2,484 residential addresses as at
December 2021.

*

Dwelling and household characteristics
G6.E%*F%&(2'5&+3%&F%*&,&>7?@ @

This section summarises data from the census 2011. Data in the following figures are
presented as proportions (percentages) as this is the most effective means of
comparison between geographies. The numbers from which the percentages are
derived are stated in the data appendix.
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3.10! The following tables show selected housing and household characteristics that are key
to understanding the drivers of housing need™". The tables also help to define any
apparent mismatches between housing and household characteristics that may lead to
local gaps in housing supply.®

3.11! Figure 3.1 shows substantial proportions of housing owned outright compared to all
other geographies. Interestingly, the proportion of dwellings owned with a mortgage
was particularly low in the parish. There were low proportions of private rented
housing and social rented housing compared to the wider geographies.

?.0,$)'@« =),$) *
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3.12! Figure 3.2 shows that there was a large proportion of detached homes in the parish
and district compared to England as a whole, and a particularly small proportion of
terraced and semi-detached dwellings. Interestingly, there was a higher proportion of
flats in Church Stretton than the district of Shropshire. We understand that this is
partly due to age restricted housing developments

HAOLB2HHSVOR () -+, -#." "] )O=HH H¥& (- HOYoH*o%-#>5260(6, #R789:#"<<<SH>2522"2P=H#2)#2" "1 OHYoFH), -#(#)Yo0H (BATKHTAT E00(%)
%), #%&56 #Y6F#42027?

SH06G2HASYEM) " "] ) O=H# H*& (- HOYoH*06%0-#>5260(6 #RTB:#"<<<S#>2522"?P=#(0#(#-, (52GH #0Y6#-52U#%)#2--(0(%) 2HH HE&56, #I6F#() FY6~
0%6#>596D (- #2#61,6VH%)#01 #()F%5/20(%)#F5%/#>250(6&H254#96&56, #UI(61#/218#12D #H(/(020(%) ?

HIYB2HHSYOE ()HH+,,-#.", ")) Ot #* & HOYH*Y6%-#>5260(6, #RT89:#"<<<SH>2522#02GH #A? @2 (HSQERER2R5 (D, 5#% F#1%&. () #
)-? #
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3.13!  Figure 3.3 shows how house types vary by tenure within the parish. Nearly all (94%)
detached houses and bungalows were owner occupied. Rented housing was mostly in
the form of flats. The census does not distinguish between houses and bungalows.
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3.14! Figure 3.4 shows that, 3-bedroom dwellings were the most numerous (38.5%) in the
housing stock of the parish, although lower in proportion compared to the other
geographies. There was a larger proportion of 2-bedroom dwellings in the parish
compared to Shropshire as a whole. This is likley to be due to the presence of age
restricted dwellings in the parish. There was also a larger proportion of 4 or more-
bedroom dwellings. The proportion of 1-bedroom dwellings was lower than that of
England as a whole.
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3.15! In figure 3.5 below, for owner occupied housing owned outright the predominant
house type was of 3-bedroom dwellings, whereas in the private rented sector, the
predominant type was 2-bedroom.

&
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3.16! Figure 3.6 shows the household composition as at 2011.

2.0,8)"@K*  CH,-)+#(% 614 H-2 H*

25
20
15
#
=
10
\(\ 6 ol & r) /o)
oY %0, 010% \\ ’?xx \Q<\ %\01\ Qrﬁ*‘b %\ c&‘% %\Qe\ ’XX\Q %‘6\&\@ o]& Q,\\ Y\‘J\ \’XX\’Q %’L\%%@(j
W oY e NE NS SR NN
A "* \(\x* %\‘% 6\\‘(\ Q?&‘ o7< o7 '% 20 gi‘* 7™ ’x&\ 7*" V\\)& X
o5 ‘*‘QL\KY\ S %6010 ¥t a8 e 7Y\[‘$»7*\‘g7’f’*\o‘§‘i&6\\ 6%1 e 6\“ o o
\ ) oI . c.'}\ :
ARG S Q,ete @ \T2a2C 0 a1 I a5 oo
1955 ,L% \’SX PR 0,00107’ 0’6\7’0 Bc,a%;'& 7 \0 o

m Church Stretton  m Shropshire

UHENE" (IL"46$6!, - . . N3"9IN3"9"43" 450!

3.17!"  Household composition in Church Stretton is particularly interesting. Unusually,
compared to wider geographies, a total of 40.6% of the households were aged 65 or
over (either as a single, family or another set up). This can be compared with 25.3% for
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Shropshire, and 20.7% for England. In addition, the proportion of dependent children
was lower than the wider geographies, with these families taking up 17.8% of the
households, compared to 26.4% and 29.1% in the larger areas.

3.18! Household characteristics can be explored further by using TransUnion UK CAMEO
segmentation data. This dataset is derived from numerous sets of anonymous
personal data obtained and analysed by TransUnion. This is similar to the more widely
known Experian product. The following table and chart compare Church Stretton with
Shropshire in terms of the life stage/affluency of households in the two geographies.
The information is illustrative and is not used in further analysis.

3.19! Groups are displayed in order from affluent to less affluent, with Business Elite being
the most affluent, and Family Value being the least (notably there are no ‘Family
Value’ households in Church Stretton.
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3.20! Datain table 3.1 is also presented in Figure 3.7 below. It is apparent that there is a
greater proportion of affluent households than the wider district.
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3.21! Population projections are available at district level and are not available at ward or
parish level. They are 2018 based and show a projected change in the structure of the
population between 2020 to 2043. They show that there are changes in the
population structure likely to affect the ward and the changing nature of housing
need.W

3.22! Figure 3.8 shows that the proportion of people aged 65 or over is set to grow by
48,754 or 62.7% which is a faster rate than the other age groups. However, most age
groups will grow in number over the period to 2043. The only age group which will
decline over this period is the 16-24 age group, which is likely to decline by 175 (-
0.6%).

3.23!  Overall, the district population will increase by 61,240 people which is an increase of
19.1% over the population in 2018. This means that over the period 2018 to 2043 a
significant amount of additional housing will be needed in the district in order to
support this growing elderly population. The data for this can be viewed in the
appendix.
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3.24!

3.25!

3.26!

3.27!

Key findings from the Census 2011 and population projections.

As at census day 2011, the key features of the housing stock were, when compared to
wider geographies, the predominance of detached dwellings (53.6%) and lower
proportion of semi-detached (21.9%) and terraced houses (9.3%). Regarding number
of bedrooms, similar to the wider geographies 3-bedroom dwellings formed the
highest proportion of the housing stock at 38.5%. There was a slightly larger than
average proportion of 2-bedroom (28%) and 4 or more-bedroom (17.2%) dwellings.
The majority of dwellings are owner-occupied dwellings (including those held with a
mortgage) which formed over 75% of the housing stock.

40.6% of households in Church Stretton were single persons aged 65 and over, and
families aged 65 and over. These were a higher proportion of all households
compared to the wider geographies. The proportion of households with children is
lower than present in the wider geographies.

The population projections for the district reveals an aging population set to grow
significantly over the coming years.

The evidence suggests that, to improve the imbalance between housing and
households moving forward housing should be delivered partly to enable older person
households to downsize within their community. A supply of more affordable housing
should be enabled for younger households as many would be unable to afford the 4 or
more-bedroom detached housing that will be released by older people downsizing or
leaving the area.
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3.28! In conclusion, this information should provide context and improves the
understanding of what is driving housing need trends in the characteristics of need
moving forward.
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4.1 Local house prices, rents and affordability

4.1!

4.2!

4.3!

Introduction and summary of the chapter

In Chapter 4, we look closely at the price and affordability of the housing tenures
and compare these factors to district and national levels.

This will help us to understand the extent to which house prices and rents drive the
need for affordable housing and other options available to households. Data will
feed into our assessment of the requirement for affordable and market housing in
the next section and provide context for our overall findings®.

Key findings are that:

e! house prices and rents are higher in the parish than comparable prices
across Shropshire as a whole. Entry level prices would generally be
unaffordable to many first-time buyer households;

o! thisis compounded by the fact that most supply coming onto the resale
market is of 3 to 4 or more-bedroom detached housing; and

¢! the additional income required is significant to service a mortgage if
households need to upsize.

4.4!

4.5!

4.6!

Benchmark rents and house prices

Many tables in this chapter state prices at benchmark levels. The 25% percentile of
house prices and rents is a particularly significant benchmark as this is widely
accepted'= as the entry level market level, being the lowest price at which there is a
reasonable supply of housing in reasonable condition.

The percentile value is calculated by listing all lettings or sales in a given period in
ascending order according to their price or rent. The number of sales or rentals is
divided by 100. The percentile price or rent corresponding to each percentile can be
read off. The percentiles most frequently used in this study are the 25% (or lower
quartile price point) or the 50% (the median price point).

Local rents and the household income required to service a rent

Table 4.1 shows the 25% and 50% the percentile price point for rented housing in
Church Stretton and the district of Shropshire.
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4.7!  This data is unreliable as in the year of 2021, as according to Zoopla, only 3 private
rental vacancies came onto the market although informal or unadvertised lettings will
have occurred.
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4.8!  Because of the low number of transactions, a letting agent “shop window” exercise
was undertaken. This produced a snapshot of 21 vacancies in Church Stretton. The
main difference is that many of the vacancies were future vacancies advertised in
advance bearing and “available from” label. Analysis by price (per calendar month
(PCM)) and number of bedrooms appears in table 4.2.
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4.9  The average cost of all rentals is £814 pcm which suggests that Church Stretton prices
are much higher than Shropshire as a whole. The predominant supply is formed of 2-
bedroom dwellings.

4.10! Table 4.3 states the household income required to service local rents at benchmark
levels. This is using an assumed rental to gross income ratio of 25%. Rentals used are
taken from the shop window prices.
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4.11! Table 4.4 states the 2022 value of the local housing allowance that applies to the
Church Stretton area noting that this is the Shropshire BRMA (broad rental market
area). This is significant as it is the maximum rent level that is eligible for housing
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benefit. Any household eligible for housing benefit and seeking a private rental would
need to 100% fund any rent above this level. This significance of this information is
that any low-income household eligible for housing benefit, seeking more than a 1-
bedroom rental in the area would probably not have the full cost of the rental met by
housing benefit as the allowance is lower than local entry level prices.

4.12! It should be noted that any dwellings let at housing allowance rates and below could
be counted as affordable supply. However a comparison of BRMA levels and table 4.2
and 4.4 shows that benefit claimants would have to pay a significant top up to afford
entry level market prices. Using 2-bedroom dwellings as an example the lowest price
advertised is £575 compared to the BRMA maximum rent of £524. Readers are
advised that when interviewed, estate and letting agencies are noting significant rises
in rentals and house prices during the cost-of-living crisis prevailing in 2022.
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House prices and the income required to service a mortgage
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4.13! Table 4.5 shows that the broad average local lower quartile price across all dwelling
types for calendar year 2021 for Church Stretton as published by the Land Registry is
estimated at £265,000. Similarly, the broad average local median price for 2021 is
estimated at £377,500.

4.14! Table 4.5 shows that 3"%!7,+!0,, lower quartile prices are significantly higher in the
local area compared to the rest of the district. The lower quartile value is regarded by
the government and HNS practice guidance as the entry level price for market housing.
The lower quartile point is regarded as the lowest price that a reasonable supply of
housing is available in reasonable condition.

4.15! However, much of the following analysis in chapters 4 and 5 is based upon lower
quartile values for different sizes and type of dwelling. This value is taken as the point
at which households would require affordable housing if they are living in unsuitable
housing and could not afford lower quartile prices or higher of the number of
bedrooms they need. Clearly 25% of supply is below the lower quartile price and will
be bought by households or investors. There is a risk that such households will find
their accommodation unsuitable.
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4.16!

4.17!

4.18!

&

H2.F%,883%$$.86-8%:

Whilst Land Registry price paid averages are quoted above, the only further analysis
possible is by dwelling type.

Prices vary considerably by house type (table 4.6) with the difference between
detached and semi-detached of particular note.
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Many households consider the number of bedrooms needed to be a primary factor in
their need to move home. The Land Registry does not publish sales by number of
bedrooms. The following information is taken from the Rightmove website which is
based upon Land Registry registered transactions cross references to its database and
in most but not all cases. There is enough information to indicate the extent to which
price varies by number of bedrooms, however there is not sufficient information to
give a real picture of the prices of 5 or more-bedroom dwellings.
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4.19! Table 4.8 below calculates the income required to service these entry level prices by
number of bedrooms. This is a significant calculation as we base our assessment of
whether or not a household is in affordable need on these numbers in comparison to
their future housing requirements.
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4.20" The lack of supply of 1-bedroom dwellings (table 4.7) and low numbers of flats and
terraced dwellings (table 4.6) is significant. This is because flats and terraced houses
are regarded entry level dwellings into the market for many households. It should be
noted that from Rightmove it is apparent that good quality 1 bedroom age restricted
leasehold flats are frequently advertised at lower prices than indicated in table 4.7.

4.21! The importance of table 4.9 building on table 4.8, is the indication of increase in
purchase price affecting moving households needing to upsize and the implications for
affordability. The gap between 3 and 4-bedroom is a substantial impact for growing
families.
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Household income levels

4.22! Infigure 4.1, the data suggests a higher level of income for households in Church
Stretton when compared to the district. The biggest difference comes at £15,000 —
where 19% of households in Shropshire report earnings at this level compared to
13.5% in the parish, and at £62,500, where 15.5% of households in the parish have this
level of earnings, compared to 9.2% in the district.
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4.23!

4.24!

4.25!
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The following tables examine the affordability of market housing at the average lower
quartile level price both generally and for selected key worker and low income groups
using national pay scales. Several household configurations are examined. Additional
tables show the income needed for selected affordable home ownership products.

Throughout the following affordability analysis, it must be borne in mind that a larger
deposit, whether funded through savings, equity or ‘the bank of mum and dad’ will
reduce the size of the loan and the income required to service it. It should also be
recognised that household circumstances will dictate whether the household is eligible
for a mortgage, the maximum that a lender is willing to offer and at what interest rate.
Factors such as household expenditure, debt, savings and credit score are all assessed,
and ‘stress tested’ by lenders.

In table 4.10, using average dwelling prices for the local area, we estimate the income
required to service a mortgage or loan based upon standard assumptions of a 10%
deposit and 4.5 income multiplier.
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4.26!

4.27!

4.28!

4.29!

We have already noted that lower quartile prices in the parish are higher than the
district of Shropshire. The difference in purchase prices is even larger at the median
price point. At the lower quartile price point, individuals require an additional £17,001
of income to afford to live in the parish over the wider area, and £24,500 at the
median price point.

Table 4.11 (A) estimates the affordability of average lower quartile prices for selected
key worker occupations. It is apparent that using the 4.5 income multiplier no single
income household at entry level (qualified) or pay after 3-years service (or average for
the occupation in the case of nurses) could afford the average entry level price of
£266,500. The table also indicates the house price that could be afforded at these
household income levels.

However, in comparison, average lower quartile prices would be affordable if a
household consisted of two key workers on equivalent salaries in full time work. A
further scenario would be one full time and one part time income. At entry level
incomes these households would be close to the income required but would need a
larger deposit.

The above average lower quartile price is based upon all dwellings sold over a 12-
month period. Clearly the average is skewed by the high proportion of sales of
detached dwellings (table 4.6) and all dwellings with 4 or more-bedrooms (table 4.7)
To reflect a more ‘real world’ account of affordability, it is noteworthy that the
average lower quartile price of 2-bedroom dwellings was £116,250 and 3-bedroom
dwellings was £238,500 (table 4.10). No 1-bedroom dwelling came onto the market in
the year. Table 4.11 (A) shows that most entry level key workers in single income
households could afford a 2-bedroom dwelling at or below lower quartile prices
although supply is limited.
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4.30! Table 41 (B) estimates the affordability of average lower quartile prices for minimum
and living wage workers in various configurations. It is apparent that using the 4.5
income multiplier none of the household types could afford the average entry level
price of £266,500. The table also indicates the house price that could be afforded at
these household income levels.

4.31! Most multiple income households could afford lower quartile 2-bedroom housing but
not 3-bedroom. There is a limited supply of 2-bedroom housing at this price point in
Church Stretton, some of which would be age restricted.
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4.32!

4.33!

4.34!
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In table 4.12 we consider the affordability of low-cost housing home ownership (LCHO)
products defined as affordable housing within the NPPF 2021 annexe B definitions.
Here we use the average lower quartile price as a benchmark before discount as most
dwellings coming onto the market would be new build which tends to be offered at a
higher price than resale housing. There is no local data to enable us to determine
prices by type and number of bedrooms.

10% shared ownership would be the most affordable option. The minimum share that
can be purchased has been reduced to 10%. The income needed to fund this product
would be £32,948 p.a. Provided the household had savings for a deposit, this product
would be affordable to minimum and living wage households with a second income.
All key worker households except entry level nurses and teachers could potentially
afford this product.

The second most affordable product is 30% discounted sale, potentially a First Homes
product available only to first time buyers. In this example an income of £37,000 p.a.
would be needed to fund a mortgage. This would potentially be affordable to living
wage households with two incomes. It would potentially be affordable to single
income key workers with 3-years experience, if a larger deposit was available. Multiple
income key workers are likely to have sufficient income to service the mortgage.
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Intermediate (Affordable) housing ‘bandwidth’

4.36! When the definition of affordable housing within the NPPF is taken into account
necessary to distinguish between affordable products for rent and affordable home
ownership products. Practice guidance is clear on this point." The term intermediate
housing is generally applied to the cap between social rents and entry level market
housing.

4.37! Selective relevant quotes from the NPPF (February 2019) are (our emphasis):

¥ Annexe B, definition, affordable housing: housing for sale or rent, for those whose
needs are not met by the market (including housing that provides a subsidised
route to home ownership and/or is for essential local workers); and which
complies with one or more of the following definitions (list is selectively
reproduced here);

¥ Annexe B, definition, affordable housing (C) Discounted market sales housing: is
that sold at a discount of at least 20% below local market value. P5/0/6/5/-:%/2%
#,-,+D/" #%./-1%+,0!+#YEBH%/"83D,2%!"#%538!5%1342,%9+/8,Q

¥ Annexe B, definition, affordable housing (D) Other affordable routes to home
ownership: is housing provided for sale that provides a route to ownership for
those who could not achieve home ownership through the market. It includes
shared ownership, relevant equity loans, other low-cost homes for sale (at a price
equivalent to at least 20% below local market value);

¥ Paragraph 62: I"#$#%8%% ##(%)*$%&))*$(&+,H#96"*-./' 0%/ Yol (#' 1) /#(2%3,&"'0%3* 1 41#.%
- (Y. 3#41)5% 1 HRBHY*) %&) ) *$(8+ %" *- [ 0% SHBRIGH(

¥ Paragraph 71: Local planning authorities should support the development of entry-
level exception sites, suitable for first time buyers (or those looking to rent their
first home).

4.38! So affordable housing applies to households whose needs are not met by the market
and this is understood to be in terms of affordability and supply. This is why we use
the 25% percentile price (both market sale and market rent) as a proxy for both
affordability and supply. Our analysis of affordable need has two components. Firstly,
those in need of housing that can only afford social rented prices and secondly those
that can afford more than a social rent but not market prices. However, the
affordability of market prices differs considerably between market rent and market
sale which is illustrated in tables 4.12 and 4.13.

D BYB2HHSYOR 4+, -#." "], O=HH H*& (- HOYoH*V%-H#>5 260 (GHREER>252+52> ' 1" 2" B 2)-H@TING/
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M%*+%E&3'1 &0

4.39! Table 4.13 shows that on average, within Church Stretton, a household in housing
need, seeking rented housing with a combined gross income of up to £26,208 could be
regarded as being in affordable need.
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440" Table 4.14 shows that on average, within Church Stretton, a household in housing
need, with a combined gross income of up to £53,000 seeking affordable home
ownership, could be regarded as being in affordable need.
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Key findings: local house prices, rents and affordability

4.41" In summary, the housing market has seen a high proportion of detached and semi-
detached dwellings with 3-bedrooms. Prices in the parish are substantially more
expensive than the wider district, and entry level housing is unaffordable to many
household groups.

4.42! Itis noteworthy that the gap between lower quartile prices of 3 and 4-bedroom
homes is sizeable. Around £35,500 extra income per annum would need to be found
by the households and it will be a challenge many younger households to be able to
afford to upsize within the parish.

4.43! House price and income data enables us to define the parameters for the affordable
home ownership products locally defined in the NPPF. For the purposes of this HNS,
households would need a minimum income of £37,100 per annum income to afford
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4.44!

4.45!

4.46!

the lowest cost affordable home ownership option (30% discounted sale followed by
25% shared ownership (table 4.7)). An income of £53,000 per annum would be
required to fund the entry level market house price (table 4.5).

Concluding remarks: affordable housing and truly affordable
housing

This chapter contains a great deal of information on local house prices, rents and the
income needed to service these housing costs. In chapter 2, table 2.1 we state the
Government’s definition of affordable housing'" in relation to affordable rented
housing and affordable home ownership.

It is clear that new build housing that meets the NPPF definitions of affordable home
ownership housing may not be affordable to many households that aspire to it in areas
with high house prices. This is because affordable home ownership prices are based
upon market prices and discounts may be insufficient to enable housing to be
affordable to some local households.

This is a further reason why it is important to build smaller dwellings in Church
Stretton in future. They would provide more financially viable options for Church
Stretton residents.

N HAAYH<"I#.)),[#" #
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5. Assessing housing need

Introduction and summary of the chapter

5.1'  This section uses data from a household survey and the local authority housing
register to estimate the demand for additional housing in the parish and the extent
to which supply from the existing housing stock might meet that need currently. %

5.21  The household survey questionnaire content, analysis and modelling closely follows
government practice guidance for housing needs surveys. In particular the definition
of housing need and the process for modelling the scale of affordable housing have
been followed. We distinguish between housing need and aspiration and our
findings only relate to:

¥ households that are residents of the parish or who have a local connection to it;

¥ households that are in housing need and are likely to move home or make their
first home in the parish; and

¥ households that are in need of affordable housing.

5.31  Respondents that had moved into the parish within the last 5-years told us that that
they were returning or retiring to the area. The countryside/AONB, local services
and the rail service were the most significant factors.

5.4!  All respondents were asked for their view on the type of housing they thought
would be needed in the parish in future.

5.5!  The first part of the analysis of housing need focusses on the survey findings that are
a snapshot of household circumstances and their housing needs at the time of the
survey. This is all households irrespective of their existing or proposed future
tenure.

5.6!  Overall, the survey found that a snapshot of 345 existing and newly forming
households (all tenures) are in housing need and would seek to remain in the parish;
of which 130 are in affordable housing need.

5.7'  The second part of the analysis focuses on the need for affordable housing. In
accordance with good practice guidance, modelling is used to turn the snapshot of
data of affordable need and supply into an annual flow of affordable need and
supply. The key output is a measure of the imbalance between flows of affordable
need and flows of supply.

5.81  Over the next 5-years, taking affordable vacancies from the existing stock and
committed new build affordable housing into account, the need for affordable
rented housing is likley to be met. However, there will be unmet need from
households in affordable need seeking affordable home ownership.
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5.9!

5.10!

5.11!

5.12!

*

About the household survey!

The household survey was conducted during June 2022. All Royal Mail registered
addresses in the parish of Church Stretton were sent a questionnaire and had the
option of responding by post or online. 2,484 questionnaires were dispatched and 890

were returned. 754 of these were returned through the post, and 136 were completed
online. %

There was an overall £ 3.57% sampling error at the 95% confidence level. The overall
response rate was 35.8% which is more than double the average response rate for
housing need surveys conducted by arc4 using this method.%

Responses from the sample has produced good quality data that is representative of
the whole adult population. We often find that survey bias is introduced because of a
disproportionately low level of response from younger households but not here.%

Figure 5.1 shows the frequency of survey response by age of the household
representative person (HRP). This is compared to the population age profile from the
census 2011. Readers will note that the profile of the two sets of data are similar. The
age group of the peak number of responses is approximately a decade apart reflecting
the 10-year gap between the survey and the census.%

Figure 5.1 Comparison of age profile from respondent HRP and the population
according to the census 2011

5.13!
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Other notable aspects of the survey design are:

¥ afocus group of younger people influenced the wording of some questions in the
survey questionnaire;

¥ respondents had an option to complete the survey online and this was preferred
by over 100 households; and
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5.14!

5.15!

5.16!

5.17!

5.18!

5.19!

5.20!

¥ households resident outside the parish but with a connection to it were
encouraged to take part. 6 households participated and demonstrated a local
connection.

This chapter reports the main outputs of the survey to inform the need for additional
market and affordable housing and further information about local households —
especially those that are proposing to move home or newly forming households
seeking their first home.

As explained in chapter 2, where appropriate, the survey findings are presented as
weighted data, i.e. survey responses have been scaled up to represent the parish
household population as a recommended by the good practice guidance and in
accordance with statistical best practice.

%
Practice guidance and definitions used in the analysis

Firstly, the current definition of affordable housing need must be understood to

differentiate between the need for market housing and affordable housing. According

to the national planning policy framework (NPPF) 2019, Annexe 2, affordable housing

need is defined as ‘1342/"0%A3+%2!5,%3+%+,"->%A3+%-132,%.132,%", ,#2%!+,%"3-%D,-%
D!+=,-%1:854#/"0%1342/"0%-1!-%9+37/#,2%!%246 2/#/2 #%+34-,%-3%13D,%3.",+21/9%!"4
[2%A3+%,22,"-/15%538!5%.3+=,+2MQ%!"#%.1/81%83D95/,2%./-1%3",%3hesD 3+,%#,A/"/-
are fully listed in chapter 2].

This is why section 4 of this report seeks to understand local house prices and rents in
some depth and establish the price and cost of entry level housing to the market. This
information has been used in the following analysis.

It is important to appreciate that a substantial body of government guidance exists in
the conduct of SHMA, HNS and LHNS.

The most detailed guidance'® was produced in the year 2000 which is the bedrock of
housing needs assessments and is still in use today by the leading consultancies. The
principles are reiterated in the NPPG'A. The practice guidance was written by leading
academics and commissioned by the government to ensure that consultants and
clients had a common approach to undertaking HNAs and interpreting findings.

Crosstabulations

It would be impossible to comprehensively report on survey findings as around 50
guestions were asked, covering around 450 variables. A variable is an answer given to
a specific question from a list of possible answers. Only the most significant
crosstabulations of data variables was undertaken. Each crosstabulation used in this

YBO& ()t #." "] )O'=H H#3&(- HOYH3%Y-#45260(6, #RT89: SHIKk<<?

)" #A43#"<IC2FF%5-2GH, #1%& () *##2520%H< A
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5.21!

5.22!

5.23!

5.24!

report is explained at the point that it is used. The dataset, which is anonymous is
available for additional ad hoc enquiries should the need arise.

A simple example of a crosstabulation is as follows. A survey of 50 people was
undertaken. Each respondent was asked to state their gender and were asked other
guestions, in this example, how many pets they owned, if any, and what sort of pet
they owned (cat, dog etc). From this information you can simply state the number of
pets that were owned in total by adding up the answers. However, by using a
8+322-1645!-/36f the data you can find out the answer to more questions such as do
more men than women own pets? do more men than women own dogs? etc.

We now report key findings on a topic-by-topic basis based upon questions used in the
questionnaire.

Respondent’s reasons for moving into the parish

The household survey asked respondents that had moved into the parish within the
last 5-years the reasons why they moved into the parish.

Table 5.1 and 5.2 show the reasons they moved into the parish and the factors that
influenced them to choose Church Stretton. Respondents were able to select more
than one reason, therefore data weighting is not applied.

N Number (unweighted)
Employment within the parish! 168
Employment outside the parish! 68
School catchment! 118
Return to the area to reconnect with family and friends! 338
Retirement! 83§
Preparation for retirement! 328
To give or receive care or support to another person or household! 278
The most affordable of my options! 138
Other! 568

5.25! Respondents that answered ‘other’ had the option to write in a free text box with a
different answer. Most of these answers were around an emotional attachment to the

area, or moving to be closer to the family.
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=&'()*1AB* _KARXRE $*+4#,-)+#(%*4HQ) Yo +HB) 2832 +)* 1 &P.-+*.[*2+)*(&-2%) &$-*%. %0 * &/>*#"
2+)-)*"&B2#S$-*.1"(,)I6)*>#,$*6+#.6)*2#*(.Q)*+)$)*#Q)$*-#4)9+)$)*) (&)
. Number (unweighted) *

Appreciation of the countryside/AONB! 1788
Social and cultural opportunities! 758
Quality and choice of housing! 638
A relatively remote area! 548
Scale of the town, amenities/services! 1488
Railway services! 1308
Family connections! 768
None of these factors! 58
Other factors! 198

5.26! Again, respondents that answered ‘other’ had the option to write in a free text box
with a different answer. The most cited factor was the bus service.

5.27! The responses suggest that moving into the parish is considered by many households
that are returning or retiring to the area. The countryside/AONB, local services and the
rail service were the most significant factors.

Respondent’s general views on priorities for future housing in
the parish

5.28! Tables 5.3, and 5.4 record respondent views of what they consider to be priorities for
future housing in the parish. This is in terms of groups of people and types of
dwellings needed in the parish. Note that this was a multiple-choice question and in
some cases respondents did not record any priority, so the totals vary on each row.
Accordingly, percentages are calculated on the basis of the response to each option
rather than the number of households resident in the parish.

5.29! Table 5.3 shows that a greater number and proportion of respondents would prioritise
smaller homes being built in the parish — whether for singles, couples, families or older
households wishing to downsize, and energy efficient homes. Large, detached
dwellings and town houses are not seen to be a priority by many respondents.

& &
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=&'()*IA@® _KAX"*)9*+#4)-*9)$)*2#*")*' . (2*./* 2+)*,2,3) *[*2+)*.&SP.-¥*OQ+.6+*2>))-*O#, (%*
SH,*6H]-.%0)$*&*:$ HS DB 2+) 6144, | 2>+
- 0$.#$.2>1*H,4)% 0$.#$.2>1

* High *| Some ¥ None*| Total* | High 1 Some | None* Total*
Small homes for singles or
couples! 3048 2758 578 636§ 47.88 43.28§ 9.08& 100&
Small family homes (2 or 3-
bedroom)! 4688 2248 288 7208 65.08 31.1§ 3.98& 100&
Larger family homes (4 or 5-
bedroom)! 428 13784 3438 5228 8.08 26.28 65.78 100&
Homes that facilitate
working from home! 678 2788 177§ 5228 12.8§ 53.38 33.94 1008
Smaller homes to enable
older people to downsize! 2358 3408 644 6398 36.88 53.2&8 10.08 100&
Supported living (sheltered
housing or extra care)! 1378 3268 818 5448 25.28 59.98 14.94 1008
Detached houses! 34 161§ 2978 4928 6.9§ 32.78 60.48 1008
Semi-detached houses! 738 321§ 100§ 4948 14.8§ 65.08 20.2¢ 1008
Terraced houses! 578 299¢& 1208 4768 12.0§ 62.88 25.28 100&
Town houses (3-storey)! 318 18084 2658 4768 6.58 37.88 55.78 100&
Bungalows! 1408 2698 1408 549§ 25.58 49.04 25.58 1008
Flats or apartments! 1064 2598 1478 512§ 20.78 50.6& 28.78 100&

Homes with high levels of
energy efficiency or Eco
Homes! 4948 1668 218 681§ 72.5§ 24.48 3.18& 1008

None of the above! 8¢ 88 448 608 13.3& 13.3§ 73.3§ 1008
L%&56,=#1%&,1%H-#&5D, K#-202

5.30! In Table 5.4, respondents would prioritise houses affordable to first time buyers and
affordable homes to rent. Relatively few respondents would consider self-build
housing a priority in the parish.

: 4
November 2022 © 2022 arc? Limited Gra



Church Stretton HNS Page | 47

=& (OMAG  _ B@*at.B+ )+ OBH, -+, (Yo*') *GH-.96)$) %0+ &*: S HBIBE2 +)6H#AA, | 2
RGN A D )k

*

0$.#%$.2>1*H,4'Y% 0$.#$.2>1

* High *| Some ¥ None*| Total* | High 1 Some | None* Total*

Homes affordable to first
time buyers! 5078 218& 338 7588 66.98 28.84 4.44 100&

Age restricted housing for
older people! 1098 317§ 1558 581§ 18.88 54.68 26.78& 1008

Homes to rent (private
landlord), affordable to
average income households! 1538 2788 1578 588§ 26.08 47.3§ 26.78§ 100§

Homes to rent (social
landlord) affordable to low-
income households! 3238 2508 688 641§ 50.48 39.08 10.68 100&

Housing suited to frail
elderly or disabled people! 1804 3528 828 6148 29.3§ 57.3§ 13.48 100&

Affordable home ownership
such as shared ownership! 1708 2818 1208 571§ 29.8§ 49.2§ 21.08 1008

Those wishing to build their
own homes (self/custom-
build)! 708 1838 2904 5438 12.98 33.78 53.48 100&

Homes for multi-

generational families

(including annexes)! 778 291§ 173§ 5418 14.28 53.88 32.08 100&
L%&56,=#1%8&,1%H-#&5D, Ki#-202

Older person’s housing options

5.31! Question 20 asked respondents aged over 60 what they consider and expect their
housing options to in the future. The following table clearly shows the majority of
respondents expect to remain in their current accommodation rather than move into a
smaller dwelling or any form of supported accommodation.
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=&'O0MA*  BVARX"S#*&$)*&0)YEBHSHQ)S ()&-)*2) ((*,-*&H, 2* &[> 2, $)*#:2 #]-*>H

O#,(%*$)&(.-2.6&((>*6#/-.%)$*#$*)bA62A*
. E#l-.%)% Lb:)62*

Continue to live in your current accommodation
for the foreseeable future with support or
adaptations when needed& 1798 4698

Live independently, closer to health and essential
services& 9248 628

Live independently in a smaller or more
manageable dwelling& 2228 598

Live in age restricted sheltered housing as a social
or private tenant& 107& 68

Live in leasehold age restricted flats or apartments
with support (similar to McCarthy and Stone

retirement living)& 1128 118
Live in rented housing with a high level of care and

support& 438 38
Live in an annexe to my children’s accommodation& 488 28

Live with children other relative or friend who
could provide support& 418 78

Live in a care or nursing home& 123& 178
"HENG" (1 #$6" 14 316$%=""2!3858!

5.32! 394 respondents answered the question ‘TA%:34%!+,%!0\%A%%3+%37,+%!"#%!+,%
-1/"=/"0%3A%D37/"0%13D,%.345#%:34%,E9,8-%-3%+,D!/"%b4#80%J-1/*FBO

70 answered no, and the remainder answered yes.

5.33!  The main reason for moving away from Church Stretton is to move closer to family,
and the main reasons households plan to remain in the area are local connection,
amenities, and connection to family and friends.

The characteristics of moving households!

5.34!  From this point onwards, numbers will be presented as weighted numbers, with the
actual base provided as a total to each table. The weighting applied was a factor of
2.45 in order to scale up to the total number of households recorded by the census
2011. (2,180/890=2.45). It should be noted that the exact number of households in
Church Stretton at the time of the survey is unknown. The number of residential
addresses used in the mailout is not equivalent to the number of households.

5.35! According to the Housing Needs Survey, 360 households (147 unweighted) plan to
move home at some point over the next 5-years. Of these 360 households, when
asked WG1!-%/2%-1,%D!/"%+,!23"%:34%.!"-%-3%D37,%13D,%/"%-1,%"3E4%A/7,%:,!+2S>
specified a main reason for seeking to move home that shows a need to move, rather
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5.36!

5.37!

5.38!

5.39!

than a desire. The need factors used in the questionnaire were derived from the good
practice guidance'™.

The reasons stated are presented in table 5.6.

&

I"#$98( P& d' Y&"9/&4%"83/&2%34%59/8&3&>3D%&;3>%

L%"83& W37/&
W744%/<&;378%&98&3D%#B43=5%5 \ &
b9D9/:&9/&<%>C34"4?&"BB3>>35"<93/&"/5&/%%5&C%4>"/%/<&
"BB3>>35"<93& - &
,34B%5&<3&>3DYERBB€93/1&4%C388%8893/&34&<%&"/B?&%/5 Y&
K722%49/.&;"4"88>%/<1&<;4%"<&32&;"4"88>%/<1&B49>%&38&53 X8
*00%5&"&$"4:%4&8378% OR
*00%5&"&8>"$$%4&:378% )Y &
W"//3<&"2234584%/<&34&>34<:":%&&"?>%/<8 Z8
K%% @9/:&$3=%4&B38<& 3 2B DAPRIA([0%$&<3&=34@1&2336 Y&
6%"$<;&C4A3#$%>8&"/SE348&/%%5&;3789/:&879<"#$%&234& 3358 (@)
W744%/<&;378%&98&9/&8%D%4%&5984%C"94&T&B"//3<&"2234!
4%B<Q27? '8
*00%5&<3&$9ID%&B$38%4&<3&8;3C8&34&53BRABBL34&3<;%4&8 N &
*06%5&<3&$9D%&B$38%48&<38&2">9$?7&34&249%/58&<3&:9D%& 3 (@)
*00%5&<3&>3D%&;3>%8&#%B"78%&32&"&4%$"<93&3;9CE&#4%" @5 '8
*0/0%5&<3FBBR0'<%&234&%>CH&?>%/< Y&
13<"R 0O)X
_1=%9:;<%5&<3&'$& ) &

UHEHE (1 H$6" 1 #3I6S="21, -, , !

The small number of households wishing to move for aspirational reasons are not
considered to be in housing need, so therefore are not included in the remainder of
this analysis.

Not all households that are in housing need and wish to move home would seek to
remain living in the area. Respondents were asked if they would prefer to live within
Church Stretton, or if they would prefer to move elsewhere in the Shropshire district,
or elsewhere in the UK or outside of the UK. The information here is based upon a
crosstabulation of households that plan to move, are in some form of housing need,
and where they plan to move to.

Of the households in housing need that are seeking to move home, 253 (103
unweighted) households (87%) would remain in Church Stretton. The reasons listed in
table 5.6 are broken down by where households wish to move to in the following
figure. Figure 5.2 shows each reason households are in housing need, with where the

VY& (4, #." "] )O'=H H3&(- HOYH#3%%-#45260(6 #RT89: SH'<<<HO2BH #A?"
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households intends to reside shown as a percentage. The reasons have been
abbreviated so that they can be identified clearly and are displayed in the order they
are displayed in table 5.6.

2084 B U)&-H#/-*+#,-)+#(%-%))7./0 QHAHQYH#4A) N&/I%*O+)$)* 2HA

100%
80%
60%
40%
20% I
0%
o Qo\(\

. Q/". e - X X o LA ' ' Q/'.. e
3 S (\(‘Q" R A S A P S
F & @ & @R LT e & E
O S A A A T M O ¥ & & @
& L & D SN N O N S
& & N N R R O I\ R N
N < G S N NS ) 2
O & N SOBR & & W

W Within the parish if suitable accommodation | could afford was available
Outside the UK
m Elsewhere the UK where suitable accommodation | could afford was available

M Elsewhere in Shropshire where suitable accommodation | could afford was available
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5.40! This is particularly interesting as it shows what factors are the drivers in why
households might be leaving the area. A significant majority of moving households in
housing need wish to remain in the area, and the reasons for moving away are more
likely to be about proximity to work, or needing to live closer to amenities than the
accommodation being inappropriate in some way.

The characteristics of newly forming households

5.41! Evidence from the household survey suggests 196 (80 unweighted) people are
planning to leave an existing household and find a place of their own over the next 5-
years. Of these, 92 (47%) (38 unweighted) plan to remain in the study area.

5.42! 47% of newly forming households remaining in the area are single person households
and 42% are couples without dependent children, with a small percentage (11%) being
a household with children or ‘other’.

5.43! The ages of these people range between 15 and 64, and the mean age is 26.7. This
means that the survey as a whole fairly represents the needs of younger people —
especially when the age profile of respondents is taken into account in figure 5.1.
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The level of interest in affordable home ownership

5.44!

5.45!

There are a number of affordable home ownership options available. With the
Government launching its First Homes scheme, and further options for discounted sale
and shared ownership available to households. The new Help to Buy scheme however
is not classed as affordable housing by the government. Both First Homes and Help to
Buy are now restricted to first time buyers.

The survey questionnaire asked both existing households that plan to move, and newly
forming households, if they would consider any of these options. Whilst we have
already considered tenure for existing households at table 5.8, some households
declared they would be interested in these options — even if it looks like they might
not need to rely on them, or they expressed interest in multiple options. Almost all
newly forming households stated that they would be interested in affordable home
ownership. Figure 5.3. show expressions of interest for affordable home ownership
options with most interest being in the new First Homes scheme although there is a
similar level of interest in other options except shared ownership.

20188  XI2)$)-2%)b:$)--)0o* [BIHEV& (HAY* HON)S-+. 22 H- *

5.46!

5.47!

m Discounted Sale = First Home Scheme Shared Ownership = Rent to Buy

"HE%&' (S +#,-1*$%.'/1010 O!

In the case of First Homes, we assume that households considered themselves eligible
for the scheme as the survey questionnaire was clear about the criteria for it. The
evidence certainly suggests interest in the First Homes scheme, with shared ownership
being the least popular.

Summary of current need by tenure

The following table summarises the five-year housing need for the study area from
both existing and newly forming households based solely on the household survey
data.
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5.48! Individual responses to the survey were carefully analysed to ensure that plausible
decisions have been made on the affordability of options to households to ensure that
respondents expectations in terms of affordability are realistic. Any assumptions that
have been made, are based upon an individual’s preference for in affordable housing
(affordable rented and homeownership) options commensurate with the income
levels they have identified, or what they have told us is affordable to them.

5.49! The following data has been derived from crosstabulations of household survey data
involving the questions of housing need, intention to move home, whether existing or
newly forming household’s location of the future home, tenure preferences cross
checked with income and savings data. Again, totals may not exactly match previous
tables due to rounding of decimals when each crosstabulation is applied.
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5.50! Table 5.7 shows the number of households that were assessed as requiring and being
able to afford either market or affordable housing and the latter has been
disaggregated into affordable rented housing and affordable home ownership
according to their preference. The affordable numbers are taken forward into the
affordable need modelling presented later in this chapter.

5.51! Bedroom requirements by dwelling type are presented in table 5.8. Tables 5.7 and 5.8
each sum to 345 households.

5.52! In summary table 5.8 shows that, for market housing:
¥ 50.7% of the need is for 1 and 2-bedroom housing;
¥ 41.3% of the need is for 3-bedroom housing; and
¥ 8% of the need is for 4 or 5-bedroom housing.

5.53! For affordable home ownership housing:
¥ 68.6% of the need is for 1 and 2-bedroom housing;
¥ 24.8% of the need is for 3-bedroom housing; and
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¥ 6.7% of the need is for 4 or 5-bedroom housing.
5.54! For affordable rented housing:
¥ 72% of the need is for 1 and 2-bedroom housing; and

¥ 28% of the need is for 3-bedroom housing.
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5.55!

5.56!

5.57!

The above is gross affordable need and no allowance has been made for use of
vacancies. We consider supply from affordable vacancies in detail later in this chapter.
Regarding market housing vacancies there were 49 resales in the year preceding this
survey. If housing need from local households seeking home ownership (not
affordable home ownership) is annualised there are around 48 households per annum
seeking to move home in the parish because they need to. However, a proportion of
the available supply will be sold to incomers.

Overall Supply and Demand by bedrooms needed

Table 5.9 on the next page is a comparison between supply generated from both
existing households moving within the parish and those leaving the parish, compared
with to the demand generated by existing households and newly forming households.

The aim here is to broadly reveal any mismatch between supply and demand in terms
of dwelling types (number of bedrooms) being vacated and what is needed regardless
of tenure.
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5.58!  Supply numbers are all moving households (see paragraph 5.35).

5.59! Demand numbers are taken from table 5.7. These are all households that need to move home and are seeking to remain resident in
Church Stretton.

5.60! Table 5.9 clearly shows a shortfall in dwellings with 1 and 2-bedrooms. This signifies a lack of dwellings for local older people to downsize
into and smaller dwellings for newly forming households.
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How accurate is this estimate of affordable need?

5.61! Data from the survey cannot be robust if it is not interpreted correctly. There are 2
principal misconceptions about interpreting data presented in HNS studies which are
addressed if the good practice guidance is followed.

5.62! The first misconception is that households in need is a finite number. There is a flow
of households in need that never stops because the circumstances of people and
households are constantly changing. Households will continue to form as children
grow up and adults form new relationships. Household needs will change due to
factors such as age, birth of children, illness or death of family members, change in
economic circumstances. At the same time their current dwelling may fall into
disrepair or become unsuitable for their changing needs'”. Our household survey was
designed to capture all of these factors affecting households.

5.63! Therefore it would be over simplistic and inappropriate to conclude that ‘-1,%",,#%/2%X%
1342,135#23Ve have to employ a model to turn this snapshot of need into an annual
rate of flow i.e. WY%1342,135#2%9,+%!"'4DS$

5.64! The scale of the flow may change from time to time and this is why HNS studies should
be repeated every 5-years. %

5.65! Further, we would also highlight the underlying trends detected by the household
survey that should be taken into account when assessing levels of housing need in the
parish. The first important trend is affordability which is worsening as house prices
rise. Many new households are unable to participate in the local home ownership
market as they cannot afford to do so, neither can key worker or other households
unless they have significant equity or savings or more than one income. The second
most important trend is demographic change. We have also evidenced from
household projections that the population is ageing. None of the above will be
addressed unless newbuild housing actually addresses these needs.

5.66! The second misconception is that the future flow of housing supply can be accurately
predicted which is why in this report up until table 5.8 we have reported gross need
(i.e. not taking account of supply).

5.67! Further analysis of the need for affordable housing below, will focus on modelled data
using the basic needs assessment model (BNAM) which turns the above snapshot
information into annual flows of need and factors in several sources of supply.

IS EO& () H, -#.", "] )0'=H #3&(- HOYH3%%-#45260(6, #R789: SH'<<<HO2BH #A?"
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5.68!

5.69!

5.70!

Turning the snapshot of affordable need into a flow: the basic
needs assessment model (BNAM)

The fundamental concept that sits behind the good practice guidance and the National
Planning Practice Guidance (NPPG) 2021" is an understanding of how the quantity of
housing need should be stated. As alluded to in paragraph 5.61 above, the correct
unit of measurement is households per annum, in other words the rate of flow of
households in need. The role of the model is to turn snapshots of need from sources
such as a housing register or household surveys into annual flows of need. Snapshots
are of limited value as they do not reflect a real-world dynamic situation of existing
households falling into need as their circumstances change and new households
forming.

The importance of the Basic Needs Assessment Model (BNAM) is that it is the tried
and tested method for converting snapshot levels of households in housing need (from
household surveys or housing registers) into flows. The concept and the BNAM
process has been accepted as sound by innumerable Local Plan and planning appeal
inspectors.

The key features of best practice guidance summarised in the NPPG 2021 and
incorporated in this HNS are:

¥ in the assessment of housing need; no single source of data should be wholly
relied upon (as such multiple sources of data have been considered in this HNS and
have been applied);

¥ the criteria for a household being regarded as in housing need are defined'V (and
these definitions are adopted in a simplified format in this HNS);

¥ household surveys and housing registers take a snapshot of the number of
households in need at a point in time and these need to be converted into annual
flows of households (this is done in this HNS);

¥ the method for undertaking this conversion is the ‘basic needs assessment model’
(BNAM) (the BNAM is used in the HNS and all SHMA and LHNS studies undertaken
by arc4 and other leading consultants);

¥ the key output is the imbalance between annual flow of households in need and
flow of supply (not the stock) of affordable housing;

¥ Further analysis is needed to disaggregate the key output between the flows
affordable rented housing and the affordable home ownership. (The HNS includes
this analysis);

Y AAY #'<ICH2FF%5-2GH, #1%&' () #2804 A

Y 068 () H+, -#." "] )O'=H #3&(- #O%H3%%-#45260(6, #R789: SH'<<<HO2BH #A?"
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5.71!

5.72!

5.73!

5.74!

5.75!

¥ housing registers can underestimate levels of housing need (the HNS considers
this).

7+"0%,&'(&+3%&<€OC

There are 4 main stages to the model:
1.! snapshot quantity of existing households in affordable housing need;
2.! snapshot quantity of newly forming households in affordable housing need;
3.! conversion of snapshots of affordable need into annual flows; and

4.! estimation of the flow supply from the existing affordable stock and committed
future supply from new build

Because the NPPF 2019 defines several affordable rented and affordable home
ownership products we ensure that these are broadly disaggregated at need and
supply stages of the model.

@AA3+#165,%1342/"0%", #

We apply the model to more than just the household survey data. Snapshots of
housing need have been derived from the household survey and the council’s housing
register. However careful consideration needs to be given to housing register data as
its scope is mostly to record existing households in affordable rented need. We need
to add in estimates of annual newly forming need and need where households have
expressed a preference for affordable home ownership. Only by making these
adjustments from the best available data, can we compare findings from different data
sources on a like for like basis.

The findings of the need side of the model Stages 1, 2 and 3 are presented in table
5.10. We compare findings using data from a number of sources:

¥ household survey snapshot data; and

¥ housing register snapshot data (urgent need categories only).

&

A full description of the BNAM model and the assumptions we have made regarding
inputs to the BNAM are contained in the technical appendix at the end of this report.
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5.76! Data in table 5.7 shows that according to the survey broadly 80% of the affordable
need is for affordable home ownership, 20% for social or affordable rent (25/130).

5.77' Based upon survey evidence, table 5.7, the annual flow of 26 households in affordable
need breaks down to 6 households needing affordable rented housing and 20
households needing affordable home ownership per annum.

5.78! A different formula is applied to the housing register data in table 5.10. Local plan
policy CS11 bullet 2, when the affordable tenure fraction is expressed as 100%, states
that 40% should be affordable home ownership. In this scenario 18 households are
needing affordable rented housing and 13 households needing affordable home
ownership per annum. However further analysis of the survey data revealed 5
households stated they were on the HomePoint register that were in affordable need
and expressed an interest in for affordable home ownership. These have been
deducted from the uplift to avoid double counting as there is doubt about their
intentions.

5.79! The survey based affordable need gross flow of 26 households per annum should be
regarded as an underestimate. This is because the survey was targeted on local
residents and as such it cannot record need from households that do not live in the
parish but have a connection to it. The evidence suggests that the number of
households with a local connection is significant as a number of households leave the
parish annually and this number accumulates.

5.80! The housing register based gross flow of 25 households per annum should also be
regarded as an underestimate as registration is voluntary and only eligible households
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5.81!

5.82!

5.83!

5.84!

5.85!

5.86!

5.87!

5.88!

can register. Please see the technical appendix for further assumptions regarding the
housing register data.

@AA3+#165,%2%4995:

Stage 4 of the model assesses supply side data and arrives at the net imbalance
between supply and demand flows. arc4 has refined the last stage of the model to
distinguish between affordable rented housing and affordable home ownership
imbalances.

The last stage of the model is estimating affordable supply and deducting the flow of
affordable supply from the flow of households in need of affordable housing. The good
practice guidance is clear that estimating supply is complex as it varies from year to
year and committed supply from new build is subject to interpretation.

Supply comes from two sources; vacancies from within the existing stock of housing
(relets and resales) and new build (first lettings and sales). These types of supply have
different impacts on the unmet need for affordable housing which will be explained
later.

Regarding vacancies /"%-1,%,E/2-/"0%2:28=ts), snapshot supply data as at 2021 has
been obtained from Shropshire Council. We have adjusted this level of supply
downward as the council’s letting system allocates some parish affordable supply to
non-parish residents. We have taken this step as our aim is to measure unmet need
for affordable housing arising from parish residents so only a reasonable proportion of
the supply should be taken into account.

Regarding vacancies A3+%-TA%3+#!65,%13D,%3.",+22/986the census 2011
recorded a stock of 23 units and we have reflected the small amount of supply that
will arise from this annually at 2 units. Other forms of affordable home ownership
were not recorded by the census. We are aware that the Swains Meadow
development was built as affordable home ownership and in the year 2020/21 there
were 4 vacancies ranging from £122,000 for a 2-bedroom freehold house to £134,000
and a leasehold 1-bedroom flat at £77,000. Recently two 2-bedroom houses were
offered for rental were at £595 pcm and £625 pcm. We are satisfied that these 6 units
could be classed as ‘intermediate’ housing as discussed in chapter 4 of this report and
be counted in the affordable supply. Affordable home ownership supply therefore
totals 8 units per annum (2+6).

Regarding new build, since we are projecting the unmet need and supply forward 5-
years we need to take account of planning applications that have been granted in the
last 3-years but are not yet built. A full schedule of extant applications and allocated
sites is appended. However, we have disregarded any sites that do not have planning
consent in stage 4 of the model. This “committed supply” scenario is stated in table
5.11 below.

Further assumptions that we have used in stage 4 of the model are explained in the
technical appendix at the end of this report. Please note that in table 5.11, a negative
number in the right most 3 columns describe an undersupply of affordable housing.

We have used survey evidence to define the split between social/affordable rent and
affordable home ownership need based upon the affordable housing need data in
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5.89!

5.90!

5.91!

table 5.10. This reveals that a greater number of respondents in affordable need are
seeking affordable home ownership rather than affordable rented housing. This
situation accounts for most of the unmet need which some readers will regard as less
of a priority than for affordable rented housing. This is because households seeking
affordable home ownership tend to have more income and savings and therefore
more options than those seeking social and affordable rented housing. Options
include purchasing or private renting at below lower quartile prices.

The table can easily be used to model the impact of future supply as development
proposals come forward and can be regarded as committed supply if they receive full
planning consent. If numbers in the right 3 columns turn positive, then there is a risk
that more affordable housing will be delivered than is needed in any one year. The
strategic implication here is that optimum impact new build affordable housing would
be achieved by a programme of small-scale development each year rather than a
major development.

Note that the output of table 5.11 is a measure of the imbalance between flows of
local affordable need and supply. It is one factor in a wider question of how much
affordable housing or market housing should be built. Clearly there are constraints
such as land supply, available sites, the impact on the landscape which is designated
AONB, and local infrastructure.

To provide a context, under the draft local plan, 200 additional dwellings are
envisaged between 2016 and 2038 in Church Stretton. We were informed that 79
have already been delivered. The amount of affordable housing that could be
obtained from the planning process is likley to be around 40 units over 22 years,
accepting that 100% affordable schemes may also come forward.
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Table 5.11 Reconciliation of affordable need (household survey) and affordable supply including currently committed newbuild supply of 17 affordable units
Gross flow of need Supply flow from vacancies Supply flow from first lettings and sales Supply flow from all sources Imbalance between supply and need
Affordable Affordable Affordable | Affordable Affordable Affordable Affordable Affordable Affordable Affordable Affordable
rent home . total rent home . Total rent home . Total rent home . Total rent home . Total
ownership ownership ownership ownership ownership
Year 1 6 20 26 4 8 12 2 3 5 6 11 17 0 -9 -9
Year 2 6 20 26 4 8 12 2 1 3 6 9 15 0 -11 -11
Year 3 6 20 26 4 8 12 2 1 0 6 9 15 0 -11 -11
Year 4 6 20 26 4 8 12 2 1 0 6 9 15 0 -11 -11
Year 5 6 20 26 4 8 12 2 1 3 6 9 15 0 -11 -11
5-year totals 30 100 130 20 40 60 10 7 17 30 47 77 0 -53 -53
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5.92!

5.93!

5.94!

5.95!

5.96!

5.97!

5.98!

5.99!

Implications of unmet need for affordable housing

If the A53.0of affordable need is not met the options facing households are:

¥l to leave the area in order to find suitable housing they can afford; or

¥l to stay put and endure unsuitable housing; or

¥ in the case of newly forming households, do not form or continue to share housing.

We have noted that many households told us they plan to leave the area to find
suitable housing they can afford. However in reality many will also turn to the private
rented sector.

The English Housing Survey (EHS) headline report 2021 provides relevant information
in respect to the role of the tenures. The report shows the tenure that the sample of
new households achieved in 2021 across England, subject to rounding errors:

¥ Owner occupation 27%
¥ Social rent 13%
¥ Private rent 60%

It is clear that most new households rely upon rented housing whether market or
social rent. Private rented sector housing often ‘takes the strain’ where affordable
supply is inadequate, or households are unable to afford local house prices. The HNS
demonstrates that in the parish, the private rented sector cannot fulfil this role due to
the small size of the stock and the stock of affordable housing is insufficient to meet
the established level of need.

HNS Table A2.1 shows that the proportion of private rented homes in the study area
was a lower proportion of the stock compared to the district and England as a whole —
some 227 units. Figure A2.3 shows that half of these are detached and semi-detached
houses. Table A.2.5 shows that around one third of the units are 3 or more-bedroom
homes. We understand that a proportion of flats in the parish are age restricted for
older people. Accordingly, the private rented sector stock will generate relatively few
vacancies many of which would not be suitable or affordable entry level housing for
new households.

Further, the local housing allowance rates for 2 or more-bedroom housing would be
unaffordable to most of the key worker households and 3 or more-bedroom housing
would not be affordable to many households of all types.

HNS table A2.1 also shows that although the number of shared ownership levels for
the parish was 23 as at the census 2011 (1.1%), this was a higher proportion than for
the district (0.6%) and England as a whole (0.8%).

The implication of the above is that rented housing whether affordable or market, is of
such scale as not to present a feasible option for many households unable to meet
their needs through home ownership and supply of affordable home ownership is
small compared to other tenures. These households have little choice but to find
suitable housing they can afford outside the parish.
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5.100!

5.101!

5.102!

5.103!

5.104!

Summary and key findings of section 5
The section is in 4 parts:

¥ information about the survey and the relevant practice guidance;
¥ analysis of snapshot data from the survey;

¥ modelling of the data from the survey and comparison of findings using other
sources of data; and

¥ further relevant data from external sources such as the Survey of English Housing.

Most respondents that had moved into the parish within the last 5-years told us that
that they were are returning or retiring to the area. The countryside/AONB, local
services and the rail service were the most significant factors.

All respondents were asked for their view on the type of housing they thought would
be needed in the parish in future. Respondents would prioritise smaller homes being
built in the parish — whether for singles, couples, families or older households wishing
to downsize, and energy efficient homes. Large, detached dwellings and town houses
are not seen to be a priority by many respondents. Respondents would prioritise
houses affordable to first time buyers and affordable homes to rent. Relatively few
respondents would consider self-build housing a priority in the parish.

The first part of the analysis of housing need focusses on the survey findings that are
a snapshot of household circumstances and their housing needs at the time of the
survey. For the avoidance of doubt this is all households irrespective of their existing
or proposed future tenure.

Key findings from the snapshot are:

¥ 40% of households in need that intend to move home in the next five-years
needed a smaller home whilst 13% stated that they needed a larger home;

¥ asmaller number cited financial reasons or issues to do with security of tenure;

¥ of those households that are living in unsuitable housing 87% were seeking to
remain in the parish, those seeking to leave were mostly moving to give or receive
care or support or relocate for employment;

¥ 47% of newly forming households wish to remain in the parish. Those seeking to
remain were mostly (60%) seeking affordable home ownership;

¥ 47% of newly forming households will be single person households and 42% will be
couples without dependent children;

¥ without new build housing of 1 and 2-bedroom homes there is likely to be a future
shortage of 1 and 2-bedroom dwellings across all tenures;

¥ regarding affordable housing, survey data shows that 68% of the need is for 1 and
2-dedroom housing. Data from Shropshire HomePoint shows that 41 households
out of the 81 with a local connection to Church Stretton needed 1-bedroom
housing;

¥ overall, the survey snapshot found that 130 households were likley to be in
affordable housing need across the 5-year horizon of the survey.
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5.105!

5.106!

5.107!

5.108!

5.109!

5.110!

5.111!

It is necessary to convert this snapshot data into an annual flow of households in order
to compare need to flow of supply that will arise from vacancies and committed new
build housing. The Basic Needs Assessment Model (BNAM) is used to achieve this.

When annualised by the BNAM to turn snapshot survey data into an annual flow,
there is an affordable need of 26 existing and newly forming household per annum.
This is regarded as a minimum measure of affordable need using this method;

If housing register data instead of survey data is adjusted to include newly forming
households and those seeking affordable home ownership there are 25 households
per annum in affordable need. This is also regarded as a minimum measure of
affordable need using this method.

Survey data suggests that 80% of the households in need would prefer affordable
home ownership with 20% preferring social or affordable rented housing.

Affordable supply from vacancies, resales if priced below the lower quartile
benchmark, projected first lettings and sales is projected forward to arrive at an
estimate of the amount of supply to deduct from the above gross affordable need.
Supply from new build is subject to interpretation. The supply we have taken into
account is based upon recent supply from affordable vacancies allocated to local
households and committed supply from newbuild assuming that it would be let or sold
to local households.

The evidence suggests that the 5-year need for affordable rented housing is potentially
equivalent to the committed supply provided that new build vacancies are allocated to
local households which may not be the case in practice due to HomePoint policy. The
5-year need for affordable home ownership (between 9 and 11 dwellings per annum)
is not likley to be met from committed supply.

It is important to note that this finding is for the 5-year period 2022 to 2026 inclusive.
Supply and demand flows would need to be re-measured in 2026 to arrive at the level
of unmet affordable need for the following 5-years. If unmet need exists it will be
necessary to find additional sites if this need is to be met locally as we have assumed
that currently available sites will have been built out by 2026.
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6. Key findings, conclusions and policy implications

6.1!

6.2!

6.3!

6.4!

6.5!

Introduction and summary of the chapter

Our aim in this section is to consider all relevant information and form a balanced
assessment of the level of unmet housing need in the parish.

When all of the strands of evidence are considered, the evidence suggests that
Church Stretton differs from the rest of Shropshire in several respects. Development
is needed and should aim to address some apparent imbalances between the housing
supply and households:

¥l the need to retain a proportion of newly forming households that would
otherwise leave the area;

¥l the need to achieve a larger proportion of affordable home ownership in the
housing stock; and

¥l the need to enable older households to downsize without leaving the community;

These would be achieved by ensuring that smaller homes with 1 or 2-bedrooms were
built in future, and some emphasis on the affordable home ownership tenures.

There is scope to meet most of the local affordable housing needed especially if
affordable housing policies were changed potentially though a neighbourhood plan.

Development potential will be impacted by the need to ensure that there is no harm
to AONB landscape.

6.6!

6.7!

6.8!

Chapter 2 sets the context for this HNS by referencing the National Planning Policy
Framework (NPPF) in particular the current definition of affordable housing. Reference
is also made to the importance the government attaches to development enabling
mixed communities to retain a wide range of households and achieve a mix of housing
size, type and tenure.

Chapters 3 and 4 demonstrate that in many respects the parish cannot be regarded as
mixed and balanced when compared to district and national profiles. As at census day
2011, the key features of the housing stock were, when compared to wider
geographies, the predominance of detached dwellings (53.6%) and lower proportion
of semi-detached (21.9%) and terraced houses (9.3%). Regarding number of
bedrooms, similar to the wider geographies 3-bedroom dwellings formed the highest
proportion of the housing stock at 38.5%. There was a slightly larger than average
proportion of 2-bedroom (28%) and 4 or more-bedroom (17.2%) dwellings. The
majority of dwellings are owner-occupied dwellings (including those held with a
mortgage) which formed over 75% of the housing stock.

40.6% of households in Church Stretton were single persons aged 65 and over, and
families aged 65 and over. These were a higher proportion of all households
compared to the wider geographies. The proportion of households with children is
lower than present in the wider geographies.
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6.9!

6.10!

6.11!

6.12!

6.13!

6.14!

6.15!

6.16!

6.17!

6.18!

6.19!

In line with district level population projections the proportion of the population aged
65 and over is likely to grow by over 60%.

According to data from the Land Registry and Rightmove, the gap between average
prices of 2 and 3-bedroom and 3 and 4-bedroom homes being large, will challenge
many younger households and growing families to be able to afford to upsize into
home ownership within the parish. With a small social and private rented sector they
may not be able to rent locally either.

Chapter 4 also demonstrates that much of the market housing supply through
vacancies consists of or 3 and 4-bedroom houses, and there is potentially little supply
of flats and 1-bedroom dwellings. Unless this is addressed through new-build housing,
the area will not be able to retain its younger or older population.

Chapter 5 reported on the information and data gathered from the household survey.
Firstly, it presented snapshot data. Overall, the survey found that over the next 5-years
253 existing households and 93 newly forming households (all tenures) are likley to be
in housing need and would seek to remain in the parish. Overall, there is likely to be a
shortage of 1 and 2-bedroom dwellings across all tenures.

The survey snapshot found that 76 existing and 54 newly forming households are likley
to be in |AA3+#!69ousing need, 130 in total over the 5-year horizon of the survey.

Regarding affordable need, in accordance with government good practice guidance
the recommended Basic Needs Assessment Model (BNAM) is employed to turn
snapshot data onto annual flows of households in need. The model then compares
the flow of households in affordable need to the flow of supply. The model recognises
that need and supply must be separately accounted for in respect of social/affordable
rented housing and affordable home ownership due to the current definition of
affordable housing in the NPPF.

When annualised by the BNAM to turn snapshot data into an annual flow, there is an
affordable need of 26 existing and newly forming household per annum. This is
regarded as a minimum measure of affordable need using this method;

If housing register data instead of survey data is adjusted to include newly forming
households and those seeking affordable home ownership there are 31 households
per annum in affordable need. This is also regarded as a minimum measure of
affordable need using this method

Supply from vacancies, committed first lettings and sales is projected forward to arrive
at an estimate of the amount of supply to deduct from the above gross affordable
need. The supply we have taken into account is based upon supply from affordable
vacancies allocated to local households and committed supply from newbuild
assuming that it would be let or sold to local households.

The proportion of affordable home ownership suggested by the survey is significantly
higher than that envisaged by local plan. Survey data suggests that the proportion of
affordable home ownership need is 80% of the overall affordable need.

The evidence suggests that the 5-year need for affordable rented housing is potentially
equivalent to the committed supply provided that committed new build housing is
delivered and are allocated to local households. This may not be the case in practice
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due to the HomePoint system policies. The 5-year need for affordable home
ownership (53 dwellings) is not likley to be met from committed supply.

6.20! Church Stretton has different characteristics to Shropshire as a whole:
¥ itis the only town situated within the Shropshire Hills AONB;
¥ house prices and household incomes are higher than the Shropshire average; and
¥ housing and household characteristics differ from Shropshire averages.

6.21! The draft Local Plan 2016-38 affordable housing policy may not be optimal for Church
Stretton. This is because development proposals are subject to a strict test of impact
on the AONB landscape and policy makers may consider that the proportion of
affordable housing delivered through the planning system may be too low. Also the
proposed ratio of social/affordable rent to affordable home ownership is not optimal
for Church Stretton. Evidence regarding local house values suggest that there may be
headroom for a greater proportion of affordable housing than sought in the draft plan.

6.22! Regarding the overall conclusion to the study the evidence suggests that future
development should aim to address some apparent imbalances between the housing
supply and households:

¥ the need to retain a proportion of newly forming households that would otherwise
leave the area;

¥ the need to achieve higher levels of affordable home ownership than social and
affordable rent; and

¥l the need to enable older households to downsize without leaving the community.

6.23! In conclusion to the study, the evidence suggests that Church Stretton has different
characteristics to Shropshire as a whole:

¥ itis the only market town situated within the Shropshire Hills AONB;
¥ house prices and household incomes are higher than the Shropshire average; and
¥ housing and household characteristics differ from Shropshire averages.

6.24! Future development should aim to address some observed imbalances between the
housing supply and household requirements some of which differ to the rest of
Shropshire:

¥ retention of newly forming households that would otherwise leave the area;

¥l the need to achieve significant levels of affordable home ownership in addition to
social and affordable rent;

¥l the need to enable older households to downsize without leaving the community;
and

¥ the AONB designation which means that the impact of any future development on
the landscape will be subject to intense scrutiny to ensure that future
development will not harm the landscape. This means that maximum value to local
people must be obtained from any development that is permitted.

6.25! These could be achieved by ensuring that:
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¥ 1 and 2-bedroom homes are prioritised in future, and delivery of affordable home
ownership tenures;

¥ brownfield sites within the parish development boundary are prioritised;

¥ policies to deliver these priorities could be brought forward in a neighbourhood
plan including local policies on the percentage of affordable housing to be
achieved from development of qualifying sites to 30% and a 50:50% ratio of
social/affordable rent to affordable home ownership; and

¥ alocal housing delivery mechanism is needed such as a Community Land Trust to
ensure that future new affordable housebuilding and subsequent vacancies
prioritise local people in need.

6.26! At the present time a local lettings policy would only apply if rural exception sites are
consented. Rural exception sites may be difficult to achieve in the context of the
AONB or be perceived as unwanted development by the community.

6.27! The draft Local Plan 2016-2038 supports community led development in principle but
if this is housing development it must be managed by a registered provider. The draft
Local Plan does not specifically include a Community Land Trust as a delivery or
management mechanism.
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7. Appendix:

These tables provide the data to support figures 2.1 to 2.6. The source is census 2011

7.1!

Data

except for the population projections which are published by ONS.
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8. Appendix: The Survey Questionnaire

8.1!  The questionnaire used is presented below. Note that formatting is dissimilar to the
guestionnaire that was distributed due to differences in layout between the
guestionnaire and report.
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Church Stretton HNS

CHURCH STRETTON

HOUSING

NEEDS SURVEY

Reference Number:

(Please note and quote in all
correspondence)

Dear Neighbour,

Alongside food and health, housing is one the most important issues in our lives. It is therefore essential that the
town and its residents develop a sound understanding of what housing is really needed here in Church Stretton.
So please take 10 minutes to fill out this survey. The data will inform the housing debate and will feed into the
Shropshire Local Plan, which will determine priorities for a generation. Very simply, the better the data the better
those plans will be, which is why we need your help. Every view is important.

&

You can complete the survey online by scanning the QR code below or entering the URL
www.tinyurl.com/ChurchStrettonHS, or simply return this form in the envelope provided. And every completed
form will be entered into a prize draw to win one of three £100 cash prizes.

&

Due to design problems with the previous version which invalidated the data from three years ago, the Town
Council has engaged a specialist company - arc4 — to complete the survey on its behalf, partly because it is very
important for the survey to be independent and have credibility, but also to give confidence that residents’ data
will be absolutely confidential. The Town Council will never see the returned survey forms. arc4 is registered with
the Information Controller’s Office (Z992934X)

Who should complete the survey? It should be completed by a household representative. Anyone living outside
the area who has a local connection, who perhaps wish to move back to Church Stretton, can also complete the
survey online. A paper version can be requested via the helpline.

&

Can | get help with the survey? Answers to frequently asked questions are given on arc4’s website
and you can get help by calling
freephone 0800 612 9133.

If you want to enter the prize draw don’t forget to enter your details at the end of the questionnaire.
Thank you very much for helping with this survey. Watch out for the results appearing in July.

Yours faithfully

And
Mayor
Church Stretton Town Council
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"HE00&'())F+$!, +&1- O(H&I L (# 2L (#+13#++$)&14(5$%)6!
A(H%$4(78.

1. Where do you live currently? !"#$%#8&'()*&+ #&&,"/

Within the parish of Church Stretton I14&$3"6!/>!"5%"55#4FIV155  1"'5% " 55#4F184 3! 145440

Outside the parish but within Shropshire

Anywhere else

2. Is your current accommodation? !"#$%#&'()*&+,#&&,"/0

Your only or principal home (please continue from Q.3)

Temporary accommodation (please continue from Q.3)

Shared with one or more other households (please continue from Q.3)

A second or holiday home that is occupied temporarily by a tenant. (Would the
tenant please continue from Q.3)

A second home that is not let out to anyone. (There is no need to complete further
guestions. Please return this questionnaire in the envelope provided)

Other, please write in:

3. How many years have you lived in your current accommodation continuously
to date? " IHE 06" & (Yo&)*+"(%,-%. H(

4. If your household moved home into the parish in the last 5-years where did you live
previously? !"#$%#&'(*#&&21(‘#&(,0

Outside the parish but within Shropshire

Outside Shropshire: please write in a broad location e.g. abroad,
Wales, London, the South West

5. If your household moved home into the parish in the last 5-years what reasons led to

your decision? "#S%0#&' ()BR&'3$' &$44"/0
Employment within the parish Retirement

Employment outside the parish Preparation for retirement

Self-employment nearer to my To give or receive care or support to

market another person or household

School catchment The most affordable of my options

Return to the area to reconnect Other

with family and friends reason:
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6. If your household moved home into the parish in the last 5-years did any of these

factors influence your choice to live here over somewhere else? "#S%0#& (B &'3$'&$44Y/
Appreciation of the countryside/AONB zf\f:;ii:::/i;?\:?lcr;s

Social and cultural opportunities Railway services

Quality and choice of housing Family connections

A relatively remote area None of these factors

Other factor L95,12,%.+/-,%/"N

7. If you currently live outside the parish but have a strong connection to it, please provide
further information. (0"%#("%#$12&3%'42$%5)"$'2,8%#$%6" % 7# SYEBT BSRBLHY" % $) (B2 YoY%

$'(,&3%7#1%7,&&"7'2,&%#$%8"-2&"8%+.%'4"% !, 7# 1Y HAR6 Y06 %% %%
%" #$"%6 (2" %2&Yo# %!, TH#'2,&Y0&H*"%, (%0>,$'7,8"%#&8%'4" &Y 72(7!"%."$%0, (Y8E, Yo# Yot >>(,>(2#"/

What is the full postcode or name of where you live currently? | %

Did the parents of you or your partner live in the parish when you were born, or "
. . . . Y,2R"3%
did you or your partner go to school in the parish for a minimum of 5-years?
Have you or your partner previously lived in the parish as adults for 15 or more "
. Y,2R"3%
continuous years?
Do either you or your partner work in the parish on an employed or self- "
. Y,2R"3
employed basis?
Does a parish resident provide care or support for you or any member of your "
. Y,2R"3
family?
Do the parents of you or your partner live in the parish, or do you or your partner Y 2R"3
provide significant care or support for any parish resident? ’

8. How would you describe your current accommodation? =1"#$"%'271%,&"%+,?
Detached house or bungalow Flat or maisonette (upper floor)
Semi-detached house or bungalow Studio or bedsit flat

Terraced house or bungalow Caravan or mobile home

Flat or maisonette (ground floor) A nursing or care home

Other <5,12,%.+/-,%!/"

9. Please tick if your present accommodation is a bungalow or dormer bungalow
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10. How many bedrooms do you have in your current accommodation? =!"#$"%"&"(%#%

&) +"( ¥$28"%"#74%,>'2,&/

Single bedrooms Double bedrooms Total bedrooms

11. How would you describe the tenure of your current accommodation? =!"#$"%'271%,&"%-

. . Rented from a council or housing
Owner-occupier (own outright) -
association
Owner-occupier (with a mortgage or Shared ownership, shared equity or
loan) discounted home ownership
Rented privately (private tenancy, tied Sharing, lodging or temporary
with employment or living rent free) accommodation

12. If you are a home owner, is your home freehold or leasehold? =1"#$"%'271%,8&"%,>8.¢

Freehold Leasehold

13. Please enter information for each person currently permanently living in your

accommodation

Relationship to you (e.g. partner/spouse, parent, Age Gender
grandparent, son/daughter, lodger, friend, carer, employee) i ABCOEES$H

Person 1 YOU (the respondent to the survey)

Person 2

Person 3

Person 4

Person 5

Person 6

Person 7

Person 8

Person 9

Person 10

14. Is the ‘head of household’ or their partner aged 65-years or over 72(7!"%."$%, (YN PAR#EL |
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15. How many people or couples live with you permanently in your accommodation

Individuals Couples

16. Do other people live temporally in your accommodation? "#S%0H#& (P& &'3$'&$44"
Yes: a guest Yes: a lodger

Yes: a family member Yes: a carer

Yes: a refugee or asylum seeker No one

17. How would you describe the circumstances of you and your partner (if any)? =1"#$"%'271%

#1%' A4 Yo#t>>1.%-, (%" #74%3"($,&/

You Partner

Working full time

Working part time

Self-employed (full or part time)

Work as an employee

Home-maker or unpaid carer

Unemployed seeking work

Unemployed not seeking work

Unemployed not seeking work due to ill health or disability

Full time student

Part time student

Permanently retired due to age or choice

)
)
)
)

18. Please tell us if you or your partner (if any) have your name(s) down on any of the

following waiting lists or registers =1"#$"%'27 1%#11%'4# Yot >>.

The Shropshire affordable housing register (known as HomePoint)

A waiting list for affordable housing maintained by a housing association

A register of interest for affordable home ownership

A waiting list for a nursing or care home

The Shropshire self and custom housebuilding register

&
&
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&
&
&
&

19. Are you and/or your partner employed in any of the following essential local worker

categories? =1"#$" %' 2 7R Yott>> Yo

Health and social care!"{Gi3#85#!

et | | 130="0I
ASH6"H188H" IDHI[ Transport "{Gi%8D1658<«<FHEZT!3Ml="!

Education and child care "Gj! Public safety and national security "(Gi!9#1&"F!
5788 "UFI6SI9H5!658<<FI6H&18Y DI " FUQGFKIh" 16" %=1& " FIO%1644184 319%# ; 851#41658<«!

Key public services "(Gi$651&"! Utilities, communication, financial services
6765 " OFlt ">IG1#$6!658<<F Ik $h48>16 0! "(Gf!; 84[14GF1G86!843! ™>" &5%1&15?1658<<FI9#658>!6 ™ =1& !
Food and necessary goods "{G!

<HH#3190#8 " 6614GFI<#4#3!68>" 61843 None of these occupations

35="4?!

#51968/18(19& () *(+, X *.-N01 Dho-*(31&A&(-5)6-*3-16-+'37,8.8! *0&'+1+:-1:&'3;, !
8)+:&,31%&'18&'6/1<&, 3;/-(16%+-(1;,16;$-1;,1="-3+:&, 31 /| >?7@

20. If you are aged 60-years or over, please tell us about any future options you would

realistically <&,3;/-('&(!-A)-<+ =1"#$"%0'27 WHH Yot >>!

L#4613"H!!| R29"&5!

Continue to live in your current accommodation for the foreseeable
future with support or adaptations when needed?

Live independently, closer to health and essential services

Live independently, in a smaller or more manageable dwelling

Live in age restricted sheltered housing as a social or private tenant

Live in leasehold age restricted flats or apartments with support (similar
to McCarthy and Stone retirement living)

Live in rented housing with a high level of care and support

Live in an annexe to my children’s accommodation

Live with children other relative or friend who could provide support

Live in a care or nursing home

Other  <5,12,%.+/-,%/"Z

21. If you are aged 60-years or over and are thinking moving home would you
expect to remain living within Church Stretton Parish?

Please write in the main reason for your response:
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"H#$%&'())*'+$!, *+&18.11 (#+19'$:%!*0(#&!4(#%"); ") I<4#+34!
=&+$&&()

I"HB%& & () +$,-#./)&* $.#H0$1 &-2$3)H(. $& S/ HS/ 1 AHS&YS" &) *+$/"5/$52#$6&./$
HHTHTS'&B85" 10

*BB If new homes were to be built in the future in the parish, which types would you

consider a priority for the community, if any?  =I"#$"%'294"%85:"1%,-%>(2,(2&
2(+&
A J('$& K"LE&
Description *$$%$NCE v on wian
oo +igg OO+ GO'(9"+Hs

Small homes for singles or couples#
Small family homes (2 or 3-bedroom)

Larger family homes (4 or 5-bedroom)#

Homes that facilitate working from homes

Smaller homes to enable older people to downsize #
Supported living (sheltered housing or extra care)
Detached houses#

Semi-detached houses

Terraced houses

Town houses (3-storey)

Bungalows#

Flats or apartments#

Homes with high levels of energy efficiency or Eco Homes
None of the above.#

&
&

23. Which household groups should be considered a priority for the community, if any, in

future? =B Y 294" W:"1%,-%>(2, (2.

2+&
A J($ & K"LE&
*®R0/ARO, *
Description 2$9 /g/ifgg GO"(9"+H& GO"(9"+HE
Homes affordable to first time buyers# % % %
Age restricted housing for older people % % %
!—|omes to rent (private landlord), affordable to average % % %
income households#
Homes to rent (social landlord) affordable to low-income % % %
households#
Housing suited to frail elderly or disabled people# % % %
Affordable home ownership such as shared ownership# % % %
Th9$e wishing to build their own homes (self/custom- % % %
build)
Homes for multi-generational families (including annexes) | % % %
Other priority groups — please state:#’ %

&
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"HEY6&'())*+$!, X+ &b 12H8H+$14(#%6$! 5 (OFBR(H+15) &'+

A(H%$A(76

"6-*3-1<&4)6-+-1+:;313-<+;&,!;$!%&'(1:&'3-:&6/!)6*,3!&(!,--/3+&!4&B-:&4-!; 1 +:-! -A+!12
%-*(36%12,%!"2.,+%<!+-%[%/A%:34%", #%-3%D37,%13D,%64-%8!"" 3-YS+AV698+323"$
-11-%<!1+-%\%/2%.1,+,%: 3456864 2%/A%9!+-%3A%:34+%1342,135#%3+%9,395,%5/7/"0%9,+D!",
:34%95!"%-3%D37,%1%4D,M$

!

24. Does your entire household plan to move home in the next 5-years?

%6%6%6%6 VYR EIBUD BB Yo H PIHIBBY6T, & 28) " Yo-(, %5 BRC BEHS Y

Yes <5,12,%83"-/"4,%A+BD %0
I/We would like or need to move home but are unable to <5,12,%83"-/"4,%A+BD%
No <5,12,%83"-/"4,%A+BDME

&

25. When are you to likely move home if suitable housing you could afford was available
=I"#$"%'271%,&"%o+,?

Imminently 1 to 2-years 3 to 5-years

26. What are the reasons you are planning to move home within the next 5-years?

P % % % % % % % % =1"#$"%'2 7 %' A Yott>ol

. Current house is overcrowded lI&:b3%" 41#="%! . 17" 846!#<!1#99#615" 16" 216 : 8K4G!8! ; * J##O0 %
. Living in temporary accommodation and need permanent accommodation %
. Forced to move (e.g. eviction, repossession or tenancy ending) %
. Suffering harassment, threat of harassment, crime or domestic abuse %
. Need a larger house i.e. too few bedrooms for your family %

. Need a smaller house i.e. have rooms that you don’t need or cannot manage

. Cannot afford the rent or mortgage payments

. Seeking lower cost of living e.g. energy, travel to work, food prices etc.

O| 0| N| O | | W[ N| =

. Health problems and/or need housing suitable for older/disabled person

10. Current house is in severe disrepair | cannot afford/my landlord won’t rectify

11. Need to live closer to shops, doctors etc. due to health or mobility problems

12. Need to live closer to family or friends to give or receive care or support

13. Need to move home because of a relationship breakdown

14. Need to re-locate for employment

15. None of the above
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27. What is the main reason you stated in Q26. Please state a number 1-14:

28. If in Q25 ‘none of the above’ apply, which of the following would be the main reason for
you moving home? =1"H$"' 27 1%, &" B! 7

Want to live in a nicer house or area

Would like to live closer to family or friends

Would like to live closer to shops or doctors or other services

To reduce journey time or distance to work

Would like to be in a particular school catchment area

Would like off street parking or a garage

Other reason

29. How would you describe your next accommodation? =1"#$"%'271%,&"%+,?

A dwelling that you will buy or rent solely or jointly with someone

13&<380-&

Moving in with a partner in your partners existing accommodation

A nursing or care home or other supported accommodation

Accommodation provided by an employer

Permanently living with another household and sharing facilities

&

}
} +$%"8%&:38XF
&

Temporally living with another household and sharing facilities

A refuge or temporary accommodation

C%4>"1%/&3789/:&

Lodging or renting a room in someone’s house

Sofa surfing

+$%"8%&:38Q%&.d
5%8B49#9/:&<;%&

?37&=37$5&880%(

Other L95,!2,%2-!-M

30. How would you describe your next or future accommodation?

=I"#$"%'271%;:& o

Detached house or bungalow Flat or maisonette
Semi-detached house or bungalow Studio or bedsit flat
Terraced house or bungalow Caravan or mobile home

Any: the most suitable house type that was affordable

Other (please state):

&
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31. Where would you ideally like to move home to? =1"#$"%'271%,8"¥+,?

Within the parish if suitable accommodation | could afford was available %

Elsewhere in Shropshire where suitable accommodation | could afford was available

Elsewhere the UK where suitable accommodation | could afford was available

Outside the UK

&

&

32. How many bedrooms would your household need as a minimum? !

Single bedrooms Double bedrooms Total bedrooms

2 o

33. What tenure would your new home be? =!"#$"%'271%,&"%+,?

Owner occupied (outright)

Owner occupied (with a mortgage or loan)

Rented privately (private tenancy, tied with employment or living rent free)

Rented from a council or housing association

None of the above

&

&

34. If you cannot afford local market house prices or private rents would you prefer any of

the following affordable home ownership options? =1"#$"%' 2 FARBY0' At Yot ("%,-% 281" ('S

1. Discounted sale (20% discount off market price but also applies to re-sales)

2. The Government’s First Home Scheme (30% discount off purchase price and re-
sales. Available to first time buyers. Priority may be given to essential local workers)

3. Shared ownership (you jointly own part of the dwelling with a housing association
and pay rent on the part you don’t own)

4. Rent to buy (you rent a dwelling from a housing association for a set amount of
time before exercising an option to buy as a shared owner or full owner

For more information go to https://shropshire.gov.uk/affordable-housing/types-of-affordable-housing

35. If you have responded to Q34 what is your main preference? @&"(%&, b

36. Would your next home be either self or custom built? =!"#$"%'278%86,>'2,&/

Definitely Possibly No

For more information go to https://shropshire.gov.uk/self-build-homes
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37. What is the maximum amount you would pay for your future housing? =!"#$"92724"%

7,((" $>,882&3%+,?

Purchase Price £ Rental £ Per Calendar Month (PCM)
Up to £150,000 ! I coulf:l only afford a social rented !
dwelling

. | could only afford a private rented .

Up to £200,000 ' dwelling if | could claim benefit '
Up to £250,000 ! Up to £500 pcm !
Up to £350,000 ! Up to £750 pcm !
Up to £400,000 ! Up to £1,000 pcm !
Over £400,000 ! Over £1,000 pcm !

38. What is the gross annual income of yourself and any partner? * "%

* Y344 ,%!224+ #%-1!-%:34+%+,293"2,%/2%83"Al#,"-/15$%%Y 34+%9,+23"15%/"A3+D!-/3"%./559
9465/21 #>%21!+ #%3+%235#%-3%!":3",%/"854#/"0%- 1, B&L J6P#II4DB/3F0 345#%1,59%
42%-3%,2-/D!-,%1342,%9+/8,2%!"#%+,"-2%3A%!":%1342/"0%- 1!- VB AAB L4838 3>B043
53815%1342,13%+2$

!

39. Do any of the following statements apply to any member of your household (either

now or in the next 5-years)? =1"#$"%'27 1 YoH#8&.Y0' 4 Wott>>).

Personal care or support will be needed

Ground floor or level access accommodation would be needed

Adaptations will be needed in the home (e.g. ramp, stairlift, bathroom adaptations)

Adaptations will be needed for wheelchair use in the home
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S+ &I 1PHEH+$IA(#%$!5(9IBRBS(BTS$IB7))); I&(BOS! 1 (#+!
A(H%S$A(761%)61:$&I*IB7*3$! (C1&4S+( % $!I3(5B7$&$!()!
&4$'+10$4*7CD

"6-*3-1(-*/1+:;3@6 1/2%D!:%6,%!%81/5#%3+%!":%3- 18R IA6 % 1342, 135#%3+%23D,3",%-1!-%
12%5/7/"0%./-1%:34%-,D93BB7B0%90,+D!","-5:%!.1:%A+3D3%t%3D,$%<5,!2,%83D 93 %0
-1,/+%6,1!15A%0a4,2-/3"2%A3+%8,813"% %34 2,1 35%/=,5:%-3%3A#3D%:34+%134 298B5#
-1,%",E-9%4,!+2 $%-*3-!/ &!,&#%<6'/- 8,395,%-1985!"%-B,!7,%-,DI3+/5:8+%A3+D%2-4#,"-%
1342,135#2%%

TA%:34%9+,A,+%:34%8345#%!2=%-1,%9,+23"L2M%5/=,5:%-3%"5,!7,%-3%83D95,-,%-1/2%2,8-/
5,-%-1,D%,"-,+%-1,%/"A3+DMBrAinyurl.com/ChurchStrettonHS%%-1/+%6+3.2,+%3+%28!"%
-1,%]b%83#,%!"#%+,293"#%3I865/",$
9bA%:34%1!7,%9,+23"2%5/7/"0%./-1%:34%-1!-%!+,%!0,#%" %3+%:34"0,+>%95,!2,%!523%D!=,¢
3A%!%2,9'+!-,%9!+/21%24+7,:%3A%:34"0%9,395,$%<32-,+2%/"854#/"0%-1,%5/"=%!"#%]b %834
932-,#%-1+340134-%9!+/2%%

!

40. Do any members of your household plan to move home to a place of their own

permanently in the next 5-years? =!"#$"%'271%,&"%+,?%#&8%7,&'2&)"%-(,*%5)"$'2, 8%6#$%! 2$"|

They want to move home but are unable to <5,12,%83"-/"4 K- 306\' %
Yes <5,12,%83"-/"4 Ao-3Fo\"
No <5,12,%03%-3%h )

41. If they are unable to move home, please tell us the main reason? !

D) "DI:#$6™ #0311 | ) "DI:#$6" 131, !

Lack of suitable accommodation they can afford

Cannot afford the cost of moving home

Because support needs or health reasons

Any other reason

42. When are they likely to move home if suitable housing they could afford was

available? =1"#$"%'271%,&"%+,?

F-8'1&'3-:&6/'? @& | Imminently 1 to 2-years 3 to 5-years

F-8! :&'3-:&6/!'> @& | Imminently 1 to 2-years 3 to 5-years
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43. How would you describe the new household? !

E#$6" :#3!.!

E#$6" 143!, 1!

Single person household

Couple, without children

Single parent or couple with children

Other

44. Age of new household !

|

&

E#$6" :#3!.!

E#$6" :#3!,!

What is the current age of the oldest person in the new
household?

~—~ —

45. Will the new household need a place of their own or move in with someone else?

0/60/6%6%6% %%/ B H BV A B IR B0 B 6 %6%6 %6

&

E#$6" :#3!.!

E#$6" 143!, 1!

A member of your household is planning to live alone or live with

someone who is also seeking a place of their own%#4%*"#$%)(*#)-%
$'0".*1:9%!"#$"%3,%',%5)"$'2,&%6BC

A member of your household is planning to move in with
someone who already has a place of their own (as a partner,
house share or lodger).%%*"#$%) (*#)-%#S%%H & Yd#$%0-)%-"1%*) %
)3(0'%4/&*" &% 2I'$*H)-B) &% #$%")/$") O1'H6" %3, %', %5)"$ 28k

A member of your household is planning to live in a care home or
nursing home. B%%*"#$%) (*#)-%o# SV B.YaHS%-)%-"1%*)%.)3(0™*'%4/&
2/'$*#)-$ W) &%6*"#$%")/S" ¥ %3,%',%5)"$'2,&%DC<%

46. Where would the new household(s) ideally like to move home to? =!"#$"%'271%,&"%+,?%

4)$"4,8 |
& E#$6" :#03!.! | E#$6" 143!,
In the parish if suitable accommodation they could afford was % %
available
Elsewhere in Shropshire if accommodation they could afford was

% %

available

Elsewhere in or outside the UK

|
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47. What type of accommodation would they occupy? =1"#$"%'271%,8&"%+,?%>"(%4,)%"4,

& E#$6" :#31.! | E#$6" 31,1l

Detached house or bungalow

Semi-detached house or bungalow

Terraced house or bungalow

Flat or maisonette

Studio or bedsit flat

Caravan or mobile home

A nursing or care home

Living with another household and sharing facilities

Lodging or renting a room in someone’s house

A refuge or temporary accommodation

Sofa surfing

A nursing or care home

Accommodation provided by employer or armed forces

48. How many bedrooms would they need as a minimum? !

F-8!:&'3-:&6/!? @ | K9/:$%&#%54385 & | c37#$%&#%5438> Total bedrooms

F-8! :&'3-:&6/!> @ | K9/:$%&#%543B> & | c37#$%&#H#%5438> Total bedrooms

49. What tenure would they prefer? =I"#$"%'271%,8&"%+,?%>"(%4, 5"

& E#$6" :#31.! | E#$6":#3!,!

Owner occupied (outright)

Owner occupied (with a mortgage or loan)

Rented privately (private tenancy, tied with employment)

Rented from a council or housing association

50. Would their next home be either self or custom built? =I"#$"0%0'2789806,>'2,&/
F-8! :&'3-:&6/!? @ Definitely Possibly No
F-8!:1&'3-:&6/!'> @ Definitely Possibly No

For more information go to https://shropshire.gov.uk/self-build-homes
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51. If they cannot afford local market house prices would they prefer any of the following

affordable home ownership options? =1"#$"%'2 785/, B&" ("$'/%

& E#$6" :#3!1.! | E#$6" :#3,!

1. Shared ownership (they jointly own part of the dwelling with a
housing association and pay rent on the part they don’t own)

2. Discounted sale (20% discount (also applies to re-sales))

3. The Government’s ‘First Home’ scheme (30% discount off
purchase price and re-sales. Available to first time buyers only.
Priority may be given to essential local workers)

4. Rent to Buy (they rent a dwelling from a housing association
for a set amount of time then buy as a shared or full owner.

For more information go to https://shropshire.gov.uk/affordable-housing/types-of-affordable-housing

53. What is the maximum amount they could pay for their future housing? =!"#$"92724"%
7,(("$>,8828&3%+?

Purchase Price £ Rental £ Per Calendar Month (PCM)

Up to £150,000 '(Ij'f\/\veemic:;ld only afford a social rented !
They could only afford a private

Up to £200,000 rented dwelling if | could claim !
benefit

Up to £250,000 Up to £500 pcm !

Up to £350,000 Up to £750 pcm !

Up to £400,000 Up to £1,000 pcm !

Over £400,000 Over £1,000 pcm !

&
& E#$6" :#3!.! | E#$6" :#3!,!
What is their estimated annual gross income? £ £

e&HSY&'$Y0((H&)$* FHTR (-".('$,($/".0,)' * % 12$8&(".%1$,.0"&4%*,".$5,11$."*$6'S-#61, (+) 7H(+%&)$
"&E'1)$*"$%.8"'S, [1#), .98 +'$:"5.$: 1./, 128F:+'S,.0"&A%* " $5"H1)$+ 1-$H($'$'(*, 4%~ $+"H#('$-&,/'($
%.)$&" *($"0$%.8$+"#(,.05*+06*$4, 0+*$6'$64, 1*7$*'$6'$9600"&)%61'$*'$1 Bo1$+"#(+"1)(2

$ $
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55. Do any of the following apply to any member of the new household(s)? =!"#$"%'A%0#&.%
'A%t >

& E#$6" :#31.! | E#$6":#3,!

Care or support in the home would be needed

Ground floor or level access accommodation would be needed

Adaptations would be needed (e.g. for access, stairlift, bathroom)

Wheelchair mobility in the home would be needed

0$<&$1&-$()."B/&SH*H#2$/"#$=2)>H$$25(?

IS8 (140!, +,.14+*,1/.(0,11.2'1%-, 19641+, 134551/.(0,)61/7,2),1/.%8(1,121#()+!-29,1%.1-(:;-29,!
2-119,+*%6 11961 %-+2:+(SH6&! (#1)&::,)J#&T=

! !
H4*:61&(1+5'49-(@!!

I"5*0$18-$%8 238864 H)*+$/").$, -#.)&**5) 2HIS="H5 H$2H]- T BYB)3H &AHS
428&3)THTD
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9. Appendix: Technical Appendix (explanation of key
assumptions made in the BNAM)

Gross affordable need

9.1! The findings of the need side of the model stages 1,2 and 3 are presented in table 9.1
We compare findings using data from a number of sources:

¥ household survey snapshot data;
¥ housing register snapshot data; and

9.2!  The following table is the summary presented in the report.

I"#$%8&Z () &AB3CHBEAGE & K7>>"47&32&N*.]&8<": YB&KISL&OAA388&"//7"$&/%Y05F

*a).0+2)%* 3E*+#,-./0*
xf % -k
32) 32) _$Q)>0.%)/6)  $)0.-2)8
Snapshot quantity of existing households in
& YRR O[&
) affordable housing need [
, Snapshot quantity of newly forming
& \X & \X &
households in affordable housing need
3,"*2#2&¢ <@\ YB
W3/D%4893/&32&8/"C8;3<8&32&"22345"#$%
3 "II7"$&2$3=8&A59D95%&#?&\F&A;378%;3$5¢ P& )N &
"I[T>F &
_C$92<8&328%8<9>"<%5&/%%58234&"2234"
X& | 3=/%48;9CR04&" II75X-MB2& BEKWEb+E&+3$¢ -8 )O&
WK))&
I* | =#2&(: BK @%

"HEHE" (IEHS6" S #H316SI="21, -, , 68 ;> " INIXOFI LI - #$614GI% " G165 !, -, 19%I#I5?! ; 8436142411 bli#$4314G!
“UEAN61O8?! ; "19% "6 450l c4Y#$43 " 31450 ; l6I8H" 194" 6" 45" 311415 * 15" & - 418818997 4 312!

9.3!  Table 9.2 is the full version explaining the assumptions made at various stages.
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=&'()*YAB

2,((% ,44&$>*#"*- $Q)>*U0&2&*"H$*2+)*%0) A&/ %0*- Vo) #*2+<IH!;

Step

Description

Unweighted

Scaled up

(Survey)

Mailout (dwellings)

2,484

Census (households

2,180

Scale up factor

is 2.45

Response

890

2,180

4

(Snapshot
Filters)

Existing households planning to
move home over the next 5-years

147

360

Existing households planning to
move home over the next 5-years
in housing need

128

314

Existing households planning to
move home over the next 5-years
who seek to remain resident in
Church Stretton Parish

103

253

Existing households planning to
move home over the next 5-years
who seek to remain resident in
Church Stretton Parish in
affordable need

31

76

People or households likely to
leave an existing household and
find a place of their own over the
next 5-years

80

196

People/households likely to leave
an existing household and find a
place of their own over the next
5-years seeking to remain in the
study area

38

93

10

People or households likely to
leave an existing household and
find a place of their own over the
next 5-years seeking to remain in
the study area in affordable need

22

54

|
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Summary

Sum of existing and newly
forming households in affordable \O¢& )O-&k))(OVI8
111 heed (sum of shaded rows 7&10)

ANNUAL affordable need (row

12 (7+10)/5) rounded

) & =¥

9.4!

9.5!

9.6!

9.7!

9.8!

Error margins at the 95% confidence level have been stated in row 11 where statistical
adjustment (upscaling) has been applied. The number of households is the mid-point
of a range. 130 is the midpoint of 115 to 145 (rounded);

Additional assumptions made in estimating future affordable
housing need

We have used survey data to uplift the housing register data so that we can compare
the two sources of data on a like for like basis.

Regarding the uplift for affordable home ownership we have assumed a 40:60 ratio
affordable home ownership to affordable rented need based upon Local Plan Policy
CS11 bullet 2.

Assumptions made in estimating future affordable housing
supply

Our experience and the good practice guidance tell us that it is very difficult to get an
accurate reading of the flow of affordable housing supply:

¥ stock is often confused with supply;

¥ it fluctuates on an annual basis;

¥ new build housing distorts the background level of supply (and need);
¥

whilst we acknowledge that it is important to take future new build housing into
account there is no certainty that sites with planning consent will be developed;

¥ in line with the NPPF, supply of social and affordable rented housing must be
separated from supply of affordable home ownership such as shared ownership;
and

¥ there is currently a negligible supply of affordable home ownership vacancies in
most local authority areas.

Taking all of the above into account, we have developed a supply model that improves
upon the basic needs assessment model. This appears as table 5.14 in the report.
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Summary of extant planning consents and allocated sites as of
July 2022

9.9  We only take into account committed future supply for newbuild housing. This is
obtained from the SC planning portal and documents that detail the council’s 5-year
land supply.

9.10! The following table 9.3, is a summary of our search. We indicate which we consider
should be regarded as committed future supply. As a rule of thumb, we do not
generally regard as committed supply sites without planning consent, sites with only
outline consent or sites with full consent where construction has not started.
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I"#$% &% &$"//9/:&8<"<78&"/5&B"C"B9<?&32&95%/<929%5&89<%8&"/5&92&4%:"45%

32&"22345"#$%8&;3%889/:&

Planning/ Taken as
.g Planning . Total Affordable | pelivery | Committed
allocation Site . . .
status dwellings | gwellings timeline | supply?
ref
Y/N
Extant planning consents
“E--Z\P & | 14"/<%5& b7<=7B;%&&5 Pg P& .7:&-" & i &
*3<&
'"F.- "/<0, 0, 0, ' *
E-X)O0& | 14"/<%5& W$9D%&.D% 8 )& @/3=/& &
N4">#$%81& *3<&
I_ - - n o - *
E-0)-Z & | 14"/<%5& WSOSE 7%, X8 & @/3=/& &
1%=&<4%%& *3<&

N0O)- "/<0, ! 0, *
JZE-)O- & | A1<%5& | pcor oo 8 SO%>@ 0 alie &
" 1&69:;& , *3<&

_— 0, _ *
)ZE--XPR | 14"/<%5& K<AY@o< & & @/3=/& &
)ZE-ZO'& | 14"/<%58 | S"8<:3C%8aS \& yg <& i &

' @/3=/&
Local Plan allocated sites
*3<& KB;33%& *3<&

I - ’ ; - *

WKILI& | vprogrugme | +57201:2,9%4 e > 8 @iz=re &
)XE-)YO& | ., *3<& .
Il - 0, 0,
WKIL-)Z& JPE-XZ) & N"<<$%28%% XGﬂ [& @/3=/& i &
SHLAA sites
. Car
csToo1/2 | Resolution | o </crown 14 5 | Not Y
to grant known
Carpets
No
CSTO08 consent or | Woodbank 6 1 Not N
resolution | house known
to grant
UHEHG " (1" D HHO6 - 10" 184 414G!9#58184 315 1 " IVHEBI*>84IN(? " BHE#$614G!1V84 316599521585 O " 45!113858!86!85!
8!, -, .0

)#5715: 851141868#%3848 " IDI5 152 " I"LILA#H"1"5%85 " G?FI8»! : #$6 " ; $1314G!6! ™ 1Bl " 3I5#1O8[ " 184!18«#438;>"!
T HSOIAGIGHAN ; BOIHANA - " 1845} ; $EIHAINE5 " I<HHIL - $& 2 I"'5% " B544116!, -ef!
I

9.11! The numbers taken forward in the BNAM stage 4 are committed supply 68 units 17
affordable. 40% affordable home ownership is assumed in accordance with policy.

Local need and supply

9.12! Readers are reminded that due to the application of Shropshire Council’s social and
affordable lettings policy, a proportion of affordable rented housing vacancies and first
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lettings of newbuild affordable housing will be let to households who do not live in the
parish. We have therefore, in table 5.14, reduced the level of supply from vacancies
and newbuild as it would not be a fair comparison of local need against local supply.
Our aim is to measure unmet need for housing deriving from parish residents or those
with a connection to the parish.

9.13! Newbuild supply from vacancies and numbers let to non-parish residents were
obtained from Shropshire Council under a Freedom of Information request in the
Autumn of 2021.
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10.! Appendix: The Shropshire Hills AONB and
implications for policy

10.1! The Shropshire Hills Area of Outstanding Natural Beauty (AONB) covers almost a
quarter (23%) of Shropshire. It was designated in 1958 in recognition of the national
value of the landscape. It is the only AONB within the County, however a small part
(less than 3%) is within the Telford and Wrekin administrative region. 19,000 people
live in the AONB, some 4% of the population of Shropshire.

10.2! The two local authorities which cover the Shropshire Hills AONB area fulfil their legal
duties through the Shropshire Hills AONB Partnership, which acts as an advisory body
to both Councils and leads in preparation of the AONB Management Plan.

10.3! Government Policy on AONB areas is set out in the National Planning Policy
Framework (NPPF) which was last updated in July 2021. The principal paragraphs
which outline Policy for designated areas are paragraphs 176 and 177. These are
qguoted below:

“()$%*+,!-%.,/01-%21345#%6,%0/7,"%-3%83"2,+7/"0%!"#%,"11"8/"0%5!"#28!9,%!"#%28,"/¢
6,14-:%/"%:;!-/3"15%<!+=2>%-1,%"?+3!#2%!"#% @-R2 P IRHBA+15%7,14-:%.1/81%
117,%-1,%1/01,2-%2-!-42%3A%9+3-,8-/3"%/"%+,5!-/3"%-3%-1,2,%/224,2$%C1,%83"2,+7!-
,"11"8,D,"-%3A%./5#5/A,%!"#%845-4+!5%1,+/-10,%!+,%!523%/D93+-1"-%83"2/#,+!-/3"2%/"Y
-1,2,%!+,12%!"#%21345#%6,%0/7,"%0+,!-%.,/01-%B%s1432%!"#%-1,%?+31#2$%C1,%
28!15,%!"#%,E-,"-%3A%#,7,539D,"-%./-1/"%!55%-1,2,%#,2/0"!- #%!+,12%21345#%6,%5/D/-,
.1/5,%#,7,539D,"-%./-1/"%-1,/[+%2,--"0%21345#%6,%2,"2/-/7,5:%538!- #%!"#%#,2/0" ,#%-3
173/#%3+%D/"/DI2,%!#7,+2,%/D9!8-2%3"%-1,%#,2/0"$F3#80! +,!2
%
&'(($%G1,"%83"2/#,+/"0%!995/8!-/3"2%A3+%#,7,539D,"-%./-1/"%:;!-/3"15%<!+=2>%-1,%
?2+31#2%!"#% @ +,'2%3A%B4-2-1"#/"0%:;!-4+15%7?,14-:>%9,+D/22/3"%21345#%6,%+,A42 #Y
D!H3+%#,7,539D,"-%3-1,+%-1!"%/"%,E8,9-/3"15%8/+84D2-98,211$F %

%

10.4! Shropshire Council currently has no specific Development Plan Policy addressing
housing or employment development in the Shropshire Hills AONB. However, the draft
Local Plan (2016 - 2038) presently proceeding through the Examination in Public (EIP)
process contains Policy DP24 — Shropshire Hills Area of Outstanding Natural Beauty.
While we are told that the Shropshire Hills AONB Partnership'C, local community
groups < and Church Stretton Town Council believe that Policy DP24 should be
strengthened further, the current draft illustrates Shropshire Council’s broad intent re
future development:

&*+,1-%.,/01-%./55%6,%0/7,"%-3%83"2,+7/"0%!"#%,"1!"8/"0%-1,%5!"#28!9,%!"#%28,"/8%

6,14-:9%3A%-1,%J1+3921/Z@KISE3A%B4-2-1"#/"0%:;!-4+!15%7,!14-:%L@B;?M%6:%5/D/-/"0%
-1,%28!5,%!"#%,E-,"-%3A%#,7,539D,"-%/"%-1,%#,2/0" % %! +,|F$

Y 150%>'I(5,#$(HH'#.\+_#4250),5'l(>;#I%62H#AH2)#: *&H20(%)#IWH#2)-#ICH &G/ ("(%)'#
A L34.L L#2)-#N. . #I%6 2H#AH2)#: *&H20(%)#ICH &G (" (%)#
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10.5!

10.6!

10.7!

%
&<,+D/22/3"%./55%6,%+,A42 #%A3+%D!H3+%#,7,539D,"-%3-1,+%-1!"%/"%,E8,9-/3"15%
8/+84D2-!"8,211$F%

The only sizeable settlement in the Shropshire Hills AONB is the market town of

Church Stretton, which is designated as a ‘Key Centre’ in the draft Local Plan (2016-

2038). However, it is important to be clear that the ‘Key Centre’ designation only

covers the actual town of Church Stretton itself and not any of the other settlements

(All Stretton, Little Stretton etc) within Church Stretton Parish nor any of the

settlements (Rushbury, Cardington etc) which make up the wider Church Stretton

Place Plan. The Church Stretton development boundary is wrapped tightly round the

town itself and everywhere else in both the Parish and the wider Place Plan area is
considered as ‘countryside’ for planning purposes, &.1,+,%",.%#,7,539D,"-%/2%2-+/8-5:%
83"-+355!#$&H the Church Stretton Place Plan is within the Shropshire Hills AONB.

Shropshire Council’s high-level strategy for development in Church Stretton outlined in
draft Local Plan Policy S5. Except for the saved SAMDev allocated site (Battlefields, 43
units) no other specific sites have yet been identified. Shropshire Council state, %

&;,.%b,2/#,"-/'5%#,7,539D,"-%./55%6,%#,5/7 ,+,#%-1+340 1 Y840 R, 70 +,2/#,"-/15%
15538!-/3"Q%!99+39+/!- % HARBF0./"#AI55%+, 2[H5%#,7,539D,"-%./-1/"%-1,%014+81%
J-+,--3"%#,7,539D,"-%634"#!1+:%!"#%!99+39+/! - KBAEAZ . %!"#%,E8,9-/3"%
#,7,539D,"-%.1,+,%/-%/2%83"2/2-,"-%./-1%-1,%+,5,7!"-%935/8/,2%3 A% #2%e38!5%<5!"$
%

Separately, Mark Barrow (Shropshire Council Executive Director of Place) is on record

as outlining:

&$/-%/2%83"2/#,+,#%-11-%-1,+,%/2%/"24AAI8/,"-%HA42-/AI8!-/3"%-3%.1++!"-%-1,%!5538!-/
L",.MI!H3+%1342/"0%#,7,539D,"-%/"%014+81%J-+,--3">%0/7,"%/-2%538!-/3"%/"%-1,%
J1+3921/+,%K/552% @+,!'%3A%B4-2-!"#/"046;%A-EBHM %! "#%-1,%", #>%

#384D,"- #%./-1/"%-1,%;<<f>%-3%#,D3"2-+!-,%-1!-%,E8,9-/3"15%8/+84D2-1"8,2%,E/2-%A3
2481%D'H3+%#,7,539D,"-%./-1/"%-1, BOBRS

There is considerable evidence to show the value that residents of the Strettons put
on the Shropshire Hills AONB environment and the specific countryside surrounding
the town. In April 2021, the Strettons Community Led Plan Steering Group reported
the results of the CLP Household Survey. In answer to the question WG1!-%/2%-1,%3",%
-1/"0%/"%-1,%J-+,-%82 D32-%.!"-%-3%2,,%83"2,+7 g 3AONB and surrounding

) f752F0#I%62H#AH2):#4%H(BKH#LM?!:#7,D,H%>/,)0#L 0520, *K=#NI&561#E05,00%)#0, K#N, )05,

U 7 52F0#I%62H#4H2) #4%H(6KHLM?!:#7,D,H%>/,)0#L.0520,*K=#NI&56 #E05,00%)#0, K#N,)05,

HF25VH 255%U#LI15%>'1(5,#N%&)6(HHS[,680(D,#7(5,60%54%F#AH26, #42> SHOYHGIG TS (5 ADUHLIG(HIMB2HAAH2)#: D(@I=#45,
L&G/("(Y%)#T52F0;#QH#7,6,/G 5#'<"<:#42 #Q
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10.8!

10.9!

%

countryside was mentioned 322 times, 41% of all the comments made and over 200
comments more than the next highest category.” The CLP Steering Group noted:

&c!":%83DD,"-2%D#,%+,A,+,"8,%-3%"086-3%9+3-,8-%-1,%5!"#28!9,%3A%-1,%1/552%3"
63-1%2/#,%3A%-1,%7!55,:>%-1,%.33#5!"#2%h%"!-4+,%+,2,+7,2>%!2%.,55%!2%-1,%0+,,’
1+,12%/"%-1,%7!55,:%2,9!+!-/"0%e/--5,%J-+,--3"%!"#% @55%J-+,--3"%A+30%D 14+81%J -+
%

The CLP Household Survey also asked the question¥i#1!-%/2%-1,%3",%-1/"0%/"%-1,%
J-+,--3"2%:34%D32-%.!"-%-3%2,,%/D %4 #g6 most mentioned categories were
Town Layout® (22% of mentions) and Roads & Pavements @ (14% of mentions).

Housing Wwas mentioned in 91 surveys which is 12% of the surveys with an answer to
this question. 62 of these referred to the need for affordable housing - both to buy as
well as to rent. The CLP Steering Group noted:

&@AA3+#165,%1342/"0%A3+%:34"0%9,39H B0 APA:1 2%A+,a4,"-5:%D,"-/3" #>%
64-%!523%1342,2%A3+%538!5%A!D/5/,2%./-1%81/5#+,"%.!"-/"0%-3%B37,%49%-1,%5##
%
C1,+,%.,+,%2400,2-/3"2%3A%42/"0%6+3."%Al,5#%2/-,2%-3%64/5#%PAA3+#165,%1342/"C
%
C1,+,%.12%D,"-/3"%3A%1342/"0%9+,7/3425:%64/5-%A3+%538!5%AID/5/,2%!2%!AA3+#16
.1/81%11#%"3.%6,,"%63401-%49%6:%9+/7!-,%5!"#53+#2%.13%81!+0,%1/01%+,"-2$%<,3
1" #%834"8/5%3+%1342/"0%!2238/!-/3"%9+39,+-/,2%64/5-%.1/81%.345#%" 3-%6,%6 340
9+/7!-,%5!"B53-#2$F%

%

" #.05,00%)'#N%//&) (0K#J,-#4H2);#Y &HH#.)2HK' (‘#:,>%50;#.>5(H# #"<;#42* #!"#

%4 05,00%)'#N%//&) (0K#J,-#4H2);#Y &HH#.)2HK' (‘#:,>%50;#.>5(H# #"<;#42* #!"#

S 05,00%6) #NY//&) (BK-#4H2):#Y &HH#.)2HK' (#:,>%50;#.>5(H#"<"##42* #"]

"%t 05,00%)'#N%//&)(0K#J,-#4H2);#Y &HH#.)2HK' (‘#:,>%50;#.>5(H#K"<;#42* #'M

" #.05,00%)#N%//&) (0K#J,-#4H2);#Y &HH#.)2HK' (‘#:,>%50;#.>5(H#& " "<;#42* #'P

(#£.05,0006) #N%//&) (OK#I -#AH2) #Y &HH#.) 2HK' (‘H: S{0AB0; ik #4 2% #'P
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11.1!

11.2!

11.3!

%

11.! Appendix: The regulation 19 Consultation Draft

of the Shropshire Local Plan 2016 to 2038

Chapter 3 of this HNS report reports on key policies of the current Local Plan which is
being replaced by the Shropshire Local Plan 2016 to 2038. This plan is not yet adopted
by the council however readers may find it useful to note the relevant proposed
policies.

Draft Local Plan Policy DP1 — Residential Mix. This Policy aims to provide a mix of
dwelling sizes, types, and tenures to meet the identified needs of communities. In
short, on sites of 5 or more dwellings:

¥

In locations where in the last 5 years a Local Housing Need Survey has been
undertaken through the ‘Right Home Right Place’ initiative or an equivalent survey
endorsed by Shropshire Council at least 50% of open market dwellings will reflect
the profile of housing need established within the survey. The remainder of the
open market dwellings will include a suitable mix and variety of dwelling sizes; or

At least 25% of open market dwellings will be dwellings with two bedrooms or less.
At least a further 25% of open market housing will be dwellings with 3 bedrooms
or less. The remainder of the open market dwellings will include a suitable mix and
variety of dwelling sizes.

Draft Local Plan Policy DP3 — Affordable Housing Provision

¥

Requiring new residential development on all sites of 0.5 ha or more; sites of 5 or
more dwellings in designated rural areas; and sites of 10 or more dwellings
elsewhere to provide on-site affordable housing, in accordance with the following
percentages and geographic areas, i. 10% in the north; and ii. 20% in the south.;
Note — While Policy DP3 splits Shropshire into North (10%) and South (20%) for affordable housing provision,
the Shropshire Council Local Plan Delivery and Viability Study (July 2020) splits Shropshire into 4 geographic
categories — South Higher, South, Shrewsbury and North. South Higher only contains the towns of Church

Stretton, Bishop’s Castle, and Ludlow. The study concludes that in these three towns, residential development
would still be economically at 30% levels of affordable housing.

Ensuring that where affordable housing is to be secured on site, its tenure
comprises 70% social or affordable rent accommodation and 30% intermediate or
other affordable housing, unless evidence of local need indicates otherwise;

Requiring affordable rents to be set at 80% of open market rent and not to exceed
Local Housing Allowance Housing Benefit;

Requiring shared ownership to be capped at 80% of the equity share;

Ensuring new and existing affordable houses are maintained as affordable in
perpetuity;
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11.4!

11.5!

11.6!

¥ All affordable housing provided onsite will be allocated in accordance with
Shropshire Councils Allocations Policy. See further note on the allocations policy
below.

Draft Local Plan Policy DP4 — Affordable Housing Exception Schemes

Affordable exception schemes are developments consisting of 100% local needs
affordable housing. Exception sites that are promoted and delivered through a
Community Led Approach will be supported as a means of delivery. Development of
affordable exception schemes that are of a suitable scale, design, tenure and include
appropriate prioritisation to people demonstrating a local connection to the area, will
be positively considered where all the following (and others) are satisfied:

¥ It is within or immediately adjoining the built form of i. A Strategic, Principal or Key
Centre; ii. A Community Hub or Community Cluster Settlement; or iii. Another
settlement with a school or the ability to access a school by public transport.

¥ It will not result in development in an isolated location.

¥ There is a proven local affordable housing need that is demonstrated through an
up to-date and robust local housing needs survey and the number of dwellings
provided does not exceed this identified local need.

¥ The type, size and tenure of the affordable housing meets the local housing needs
evidenced in the housing needs survey.

¥ All the dwellings will be retained as affordable in perpetuity.
¥ The affordable housing is allocated in accordance with a Local Lettings Plan.

¥l The affordable housing will be delivered and managed by a Registered Provider.

Draft Local Plan Policy DP5 — Entry Level Exception Schemes

Entry level exception sites contain 100% affordable housing suitable for first time
buyers (or those looking to rent their first home). However, such sites cannot be
wholly or partly within the Shropshire Hills Area of Outstanding Natural Beauty or the
Green Belt.

Draft Local Plan Policy DP7 — Cross Subsidy Exception Schemes

Cross-subsidy exception schemes are developments consisting of a proportion of open
market housing to facilitate the delivery of a significant proportion of local needs
affordable housing. Development of cross-subsidy exception schemes that are of
suitable scale, design, tenure and include appropriate prioritisation of local people for
the affordable housing provided will be positively considered where all the following
(and others) are satisfied. Cross-subsidy exception schemes that are promoted and
delivered as a Community Led Approach will be supported as a means of delivery.

¥ Itis demonstrated that no public grant is available and that an affordable
exception scheme is unviable.
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11.7!

11.8!

11.9!

11.10!

11.11!

11.12!

¥ Itis within or immediately adjoining the built form of i. A Strategic, Principal or Key
Centre; ii. A Community Hub or Community Cluster Settlement; or iii. Another
settlement with a school or the ability to access a school by public transport.

¥ There is a proven local affordable housing need that is demonstrated through an
up-to-date robust housing needs survey. The delivery of affordable housing will
need to accurately reflect this need and be allocated in accordance with a Local
Lettings Plan.

¥ The scale of the development will solely be dictated by the evidence of local
affordable housing need but will not normally exceed 10 dwellings.

¥l At least 70% of the homes provided will be affordable housing and of a type, size
and tenure that meets the local housing needs evidenced in the housing needs
survey.

¥ All the affordable dwellings will be retained as affordable in perpetuity.

¥ There is a preference for the affordable homes to be delivered and managed by a
Registered Provider. However, where this is not an option, other delivery and
management approaches will be considered, including by landed estates,
community land trusts, development companies and private landlords.

Right Home Right Place Surveys

Shropshire Council has a ‘Right Home Right Place Team’ who amongst other things
carry out Housing Needs Surveys. These surveys (and the reporting of the results) are
relatively basic. However, where need is identified, communities can use the evidence
to shape future development in their areas (see DP1, DP4, DP7).

Evidence is presented as unweighted data in Right Home Right Place Survey reporting.

Shropshire Social Housing Allocations Policy

Social Housing provision in Shropshire in co-ordinated by ‘HomePoint’. Currently there
are 4 broad categories of HomePoint applicants, Priority, Gold, Silver, and Bronze.
Those who are categorised as Bronze, while allowed to register with HomePoint, are
not considered by HomePoint to be in housing need and are unlikely to be allocated a
property.

As of August 2021, of the 81 households with a local connection to Church Stretton on
the HomePoint register, 41 had a 1-bed requirement and 30 had a 2-bed requirement.
Of the 41, 27 were in the Bronze category i.e. considered by Shropshire Council to
have no housing need.

A new allocations Policy was consulted on in May 2022, but we understand is still
currently considered ‘draft’. This Policy splits applicants into 6 new categories of
housing need.

The important 4 points regarding the prospective policy are as follows:
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¥ The policy is Shropshire-wide i.e. Church Stretton applicants will typically be
prioritised by their individual housing need and not because they are Church
Stretton residents looking for a Church Stretton social or affordable letting. This is
no different to the current situation, where most Church Stretton social and
affordable vacancies are allocated to those from other parts of Shropshire.

¥ However, the prospective policy, as currently, allows for the adoption of Local
Lettings Plans. These specify how the qualification and eligibility for a vacancy
departs from the standard criteria within the Allocation Policy.

¥ The policy proposes that households with an income of £50,000 gross per annum
or savings and assets (including equity in a dwelling) of more than £200,000, or
both, would not be eligible to join the housing register"!

¥ Lastly, the dwelling types usually considered suitable for the range of households is
show below. As can be seen, more emphasis is put on number of bedrooms than

type of dwelling.

Household

Properties usually considered
suitable

Single person of working age’

Room in shared house, bedsit or 1
bedroom flat

Single person over working age

Bedsit, 1 or 2% bedroom flat or bungalow

Couple both of working age

1 bedroom flat

Couple with one or both over working
age

1 or 2 bedroom flat or bungalow

Pregnant woman with no other children

1 or 2 bedroom flat, maisonette or house

Family with one child

2 bedroom flat, maisonette or house

Family with two children aged under 10

2 bedroom flat, maisonette or house

Family with two children aged under 16
of the same sex

2 bedroom flat, maisonette or house

Family with two children of different sex,
where one or both children are aged 10
or over

3 bedroom flat, maisonette or house

Family with three children

3 bedroom flat, maisonette or house

Family with four children

3 or 4° bedroom flat, maisonette or
house

Family with five or more children

4 or 5'° bedroom house

Household needing 2 bedrooms where
all are adults

2 bedroom flat or maisonette

7 Working age includes anyone who is under the State Pension Credit age at the time
8 Usually only following agreement from Social Services

9 Depending on age and sex of children
10 Depending on age and sex of children
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