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Please note: this document extracts key points from the emerging HMA, and presents 
them as highlights.  It is not the complete document – which is still being worked on – 
and comments and suggestions made at Local Plan Working Group will be fed into 
the document. 
 
 

Chapter 1 – Executive Summary 
Introduction 
Breckland Council has undertaken a Strategic Housing Market Assessment, incorporating a 
primary source Housing Needs Survey.  The district was split into ten sub-areas; a valid and 
robust number of responses was received from each sub area. 
 
Existing market 
Breckland has seen a rise in population of 7.5%.   
 
Breckland has an average level of employment and self employment, with higher than 
average levels of retired people, and lower than average unemployment and student 
population.  The average income in Breckland was £21,000, although the average by area 
varied from £16,000 to £26,000.  The average level of savings in Breckland was £12,000, 
and the average level of equity was £105,000. 
 
Breckland residents are more likely to own their own home, and particularly to own it 
outright.  Breckland has a high percentage of dwellings in Council Tax bands A-C, and a low 
percentage of households with no heating, overcrowding, or two or more households in the 
dwelling. 
  
The more expensive areas for housing tended to be in the east of the district.  Breckland 
was more affordable than parts of the wider market area.  Affordability in Breckland is slightly 
worse – although only very marginally so – than in the wider market area, and very similar to 
those seen in the East of England.   
 
Nearly half of owner-occupied homes in Breckland are under-occupied.  The average 
property in Breckland changes hands once every 20-50 years.  By contrast, housing 
association properties change hands once every 13-14 years on average.   
 
The future housing market 
Breckland’s population is predicted to rise by another 9.5% by 2021.  The CLG forecasting 
model predicts a rise in households of 37% between 2008 and 2033.  This would lead to 
building around 850 properties per year.  By contrast, the East of England forecasting model 
expects a rise of around 700 households per year on their most pessimistic model, rising to 
760 if the most optimistic model is used.  The most significant growth area will be in the 
elderly population, with a 29% rise forecast in the population aged over 65 in the period to 
2021.  For those aged over 85, the prediction is for a 44% rise. 
 
The East of England forecasting model’s most pessimistic forecast predicts a net loss of jobs 
in the years up to 2021, and minimal growth up to 2031.  However, the most optimistic 
forecast shows significant growth of 350-450 jobs per year.  At the same time, Breckland 
currently has one of the lowest GVA levels, a measure of what the occupants of an area add 
to the national economy.  Breckland’s main industries are predicted to remain retail, health 
and care, and construction, as they are now.   
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Housing Need 
The CLG methodology was used for this study.  This involves taking into account the gross 
need, including homeless, overcrowded and concealed households.  An estimate is also 
made of future housing need over the next five years, and a calculation made of what 
proportion will be able to meet their own needs in the market.  Account is also taken of 
existing households who may fall into need.   
 
Consideration is then given to the supply of affordable housing to meet the identified need, 
deducting surplus stock and demolitions, but including net new affordable units.  An annual 
need of 398 units of affordable housing over the next five years was identified. 
 

Property size Net need for size of property 

1 bed 53 

2 bed 31 

3 bed 26 

4 bed 148 

5+ bed 97 

 

Sub-area Net need in sub-area 

Attleborough 61 

Dereham 59 

Swaffham 36 

Thetford 25 

Watton 13 

Rural North West 2 

Rural South West 1 

Rural South East 77 

Rural North East 66 

Central 53 

 
Requirements of specific groups 
There is a modest need for self-build in Breckland based on the evidence from the 2012 
housing survey. 
 
There are issues concerning older people, and people with physical and mental disabilities.  
There are not considered to be significant issues with low cost market housing, eligibility, or 
key workers. 
 
The recommendation is for Breckland Council to continue to seek 40% affordable housing, 
with a split 65/35 between rental and intermediate market products.  These figures will need 
to be tested against viability, to ensure development in Breckland is not harmed. 
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Chapter 2 – Introduction 
Breckland Council made the decision to carry out a primary research element for two main 
reasons.  The first was the age of the existing primary dataset.  Having been collected in 
2006-7, it was strongly felt that this data could not play any useful part in a process 
commencing six years on, and at a time when the housing market and economic conditions 
had markedly changed.   
 
The second issue was the difficulty in accessing up to date secondary data regarding some 
aspects of the study.  There were particular problems with some areas, including:  

• The presence of concealed households 

• Income data in combination with housing need and desire 

• Savings and equity, which are as vital as income in assessing the ability of households to 
meet their own need in the market.  In particular, Norfolk is a popular retirement 
destination, with households migrating with high equity but modest incomes. 

• Even where some of the above data was available, it was not available in combination, 
making analysis difficult and possibly undermining results. 
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Chapter 3 – Methodology 

The same sub-areas were used as in 2007 
 

Map of sub-areas 

 
Source: Fordham Research, 2007 

 
Sub-areas and ward groupings 

Area  Ward names 

Rural North 
West 

Nar Valley, Hermitage, Launditch 

Rural North East  Two Rivers, Eynesford, Upper Wensum, Swanton Morley, Taverner 

Dereham Dereham Toftwood, Dereham Central, Dereham Neatherd, Dereham 
Humbletoft 

Central Springvale & Scarning , Wissey, Haggard de Toni, Necton, Shipdham, 
Upper Yare 

Swaffham Swaffham 

Rural South 
West  

Weeting, Conifer, Mid Forest 

Watton Watton, Templar 

Attleborough  Queens, Burgh & Haverscroft 

Rural South 
East 

Harling & Heathlands, East Guiltcross, Wayland, West Guiltcross, All 
Saints, Buckenham 

Thetford  Thetford Abbey, Thetford Castle, Thetford Guildhall, Thetford Saxon 
Source: Breckland Council Planning Policy, 2006 

 
The primary survey used a postal self-completion method, augmented by a web completion 
option via Survey Monkey.   
 
For simplicity and validity, a 20% proportionate stratified random household sample was 
used.  A thorough stratification of the list was undertaken to ensure that the sample was 
evenly spread throughout the district, including small villages.  The sample was completely 
tenure-blind. 
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The 20% sample size was calculated based on the expected response rate, to ensure that a 
statistically valid number of replies was received from each of the 10 sub-areas.  An overall 
total of 2,194 replies were received. 
 
Secondary data for this project has been gathered from a variety of sources.  The principal 
two used were the recent releases from the 2011 Census, and the proprietary Hometrack 
system, to which Breckland subscribes. 
 
Following the production of this draft report, a programme of consultation will be undertaken, 
ensuring that comments, amendments and buy-in are obtained from all key stakeholders. 
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Chapter 4 – Current Housing Market 
 
Comparative growth in population between districts in Norfolk and Suffolk, 2001-2011 
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Source: ONS, 2011 Census 

 
Age distribution of population in Breckland and the wider market area, 2011 

 Breckland Wider market 
area 

East of 
England 

England & 
Wales 

Population aged 0-
15 

17.6% 17.1% 19.0% 18.8% 

Population aged 16-
24 

10.1% 9.7% 10.8% 11.9% 

Population aged 25-
44 

23.5% 23.5% 26.4% 27.3% 

Population aged 45-
64 

27.2% 27.5% 26.2% 25.4% 

Population aged 65+ 21.5% 22.2% 17.5% 16.6% 

Mean age 42.6 43.2 40.2 39.4 
Source: ONS, 2011 Census 

 
Our local area has fewer children and more pensioners, coupled with a higher average age. 
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Proportion of different household types in Breckland, wider market area, region and 
nation, 2011 
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Source ONS 2011 Census 

 
Time of residency for people born outside Britain in Breckland and comparison areas, 

2011 
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Source ONS 2011 Census 
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Incomes and earnings 
 

Weekly incomes in comparison areas, 2012 
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Source: CACI Paycheck, 2012 

 
Income, savings and equity in Breckland, 2012 
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Source: Breckland Council/NEMS primary research, weighted data, 2012 
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Dwelling profiles 
Breckland had 59,170 total dwellings in 2011.  Of these, 14% were within the social sector, 
and 86% in the private sector.  Breckland residents are more likely to own their homes than 
nationally.  They are particularly more likely to own outright, at 37% compared to just over 
30% nationally. 
 

Dwelling stock by type, 2011 
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ONS, 2011 Census 

 
Dwelling stock by council tax band, 2011 
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Source: ONS Neighbourhood Statistics, 2011 
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Current lower quartile prices in Breckland 

 
Source: Hometrack, 2013 

 
Lower quartile prices in the wider market area 

 
Source: Hometrack, 2013 

 
Affordability 
The table below examines the ratio between a house price and one average salary.   
 

Affordability ratios in Breckland and the wider market 

 Breckland Wider market East of England 

Mean price to earnings ratio 7.6:1 7.3:1 7.6:1 

Lower quartile price to earnings ratio 7.9:1 7.8:1 7.8:1 
Source: Hometrack, 2013 

 
Chart 4.3.6 below shows the more detailed affordability points for Breckland.  This assumes 
a mortgage of three times income.  From this, it is clear that first time buyers on below £20-
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25,000 are unlikely to be able to afford even a flat, with an income of £30-35,000 necessary 
to buy a terraced property.  Even current owner occupiers, who are assumed to have equity 
available, are likely to need an income of £30-35,000 to afford a semi-detached property, or 
approximately £40,000 to step up to a detached property. 
 

Detailed affordability in Breckland 

 
Source: Hometrack, 2013 

 
Mortgage potential of first time buyers and owner-occupiers in Breckland sub-areas 

 Mean 
income 

Mean 
savings 

First time buyer 
mortgage 
potential 

Mean 
equity 

Owner occupier 
mortgage 
potential 

Breckland £20,900 £12,500 £75,200 £103,000 £178,200 

Attleborough £22,000 £8,700 £74,700 £120,000 £204,700 

Central £22,900 £17,300 £86,000 £120,000 £206,000 

Dereham £18,200 £12,600 £67,200 £89,000 £156,200 

Rural North 
East 

£23,600 £15,500 £86,300 £122,000 £208,300 

Rural North 
West 

£21,500 £20,200 £84,700 £131,000 £215,700 

Rural South 
East 

£26,000 £18,200 £96,200 £137,000 £233,200 

Rural South 
West 

£21,800 £13,200 £78,600 £119,000 £197,600 

Swaffham £15,300 £8,200 £53,800 £86,000 £139,800 

Thetford £18,700 £6,500 £62,600 £66,000 £128,600 

Watton £18,800 £12,800 £69,200 £93,000 £162,200 
Source: Breckland Council/NEMS primary research, weighted data, 2012 
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Unaffordability in Breckland, by income groups 

 Under 
£7,500 

£7,500-
15,000 

£15,000-
£25,000 

£25,000 - 
£35,000 

£35,000-
£40,000 

£40,000+ 

Unaffordability 37.11% 38.97% 19.66% 10.10% 7.11% 0.65% 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 
The data shows that over 35% of households with an income of under £15,000 are living in 
unaffordable conditions – that is, they are spending more than 25% of gross income on rent 
and mortgage.  This declines rapidly as household income rises, however even in the 
£40,000+ household income group, 0.65% of households are estimated to be spending 
more than 25% of their income on rent or mortgage costs. 
 
Overcrowding and under-occupation 
 

Under occupation and overcrowding in the East of England by tenure, 2009-10 

 Private rent Social rent Owner occupiers 

Overcrowded 4.9% 5.9% 1.2% 

Under-occupying 17.7% 13.1% 49.1% 
Source: CLG, Housing and Planning statistics, 2010 

 
Table 4.3.5 below demonstrates that under-occupation is much more likely among older 
household.  Nationally, the Joseph Rowntree Foundation reports that 57% of older 
households are under-occupying, and that older households are more likely to die than 
downsize. 
 

Under-occupying households, 2010 

Age of household reference 
person 

Owner 
occupiers 

Private 
renters 

Social 
renters 

All 
tenures 

55-64 73% 35% 28% 64% 

65-74 71% 40% 17% 61% 

75-84 62% 37% 18% 51% 

85+ 52% 30% 7% 40% 

Non-older person 
households 

36% 14% 6% 27% 

Source: English Housing Survey, 2010 

 
Trends and drivers 
The rise in population was very similar to that seen nationally.  The high number of older 
people is a function both of the number of retirees to the area, and increases in life 
expectancy.  Nationally, there is a rise in the number of single people, however this does not 
seem to be a key driver in this area, given the higher than average number of married and 
cohabiting people.  Additionally, Breckland does not appear to be experiencing a rise in 
divorced or separated people, with numbers relatively constant in the period between 
Censuses.  Life expectancy continues to rise, and future projections are for the population to 
continue rising.  On that basis, there seems to be no reason for any of these factors to 
cease, or change dramatically.   
 
The Census data shows that Breckland and the wider market area both have a lower than 
average proportion of people who were born outside of the UK.  However, there is no reason 
to presume the current inflow will slow or stop. 
 
The widely predicted collapse in house prices has not happened, although prices have fallen 
back since that time.  In terms of tenure, the long term rise in owner occupation has ceased.  
In addition, the private rented sector, which had been in long term decline, has reversed this 
and increased its proportion. 
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In effect, the market has stagnated, with increases in demand due to inward migration and 
household formation roughly balancing the decrease in mortgage finance and availability.  
This has led to minimal growth but also minimal reduction in prices.  The market since 2007 
has shown itself to be surprisingly able to absorb the changes without collapsing.   
 
Issues for future policy/strategy 
The rise in the older population will bring a necessity to provide suitable accommodation – 
whether sheltered housing, lifetime homes, or similar schemes.  There will also continue to 
be a need to provide affordable housing, for those unable to meet their own needs in the 
market. 
 
There are no significant areas of low demand in Breckland, or the wider market, requiring 
significant intervention to overcome collapsing prices.  However if prices were to rise at a 
fast rate, as seen within the last decade, there is a risk that the lack of affordability would 
constrain the area’s economy. 
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Chapter 5: The future housing market 
 
Projecting changes in future numbers of households 
 

Population projection, 2011-2031, thousands 

 Breckland Wider market area East of England 

2011 – all scenarios  132.6 694.0 5954.7 

    

2021 – baseline 146.0 759.0 6430.1 

2021 – high migration 147.4 769.2 6520.3 

2021 – lost decade 146.2 756.8 6405.1 

    

2031 – baseline 158.1 814.8 6885.3 

2031 – high migration 159.8 832.2 7059.8 

2031 – lost decade 158.7 814.6 6866.3 
Source: East of England forecast model, 2013 

 
Working age population projection, 2011-2031, thousands 

 Breckland Wider market area East of England 

2011 – all scenarios 74.7 385.0 3521.8 

    

2021 – baseline 83.8 429.3 3914.7 

2021 – high migration 85.6 437.4 4019.4 

2021 – lost decade 83.6 426.5 3885.4 

    

2031 – baseline 87.9 446.4 4059.6 

2031 – high migration 91.1 467.6 4268.3 

2031 – lost decade 87.9 444.8 4035.2 
Source: East of England forecast model, 2013 

 
Overall, 1,976 households reported that a household member was likely to move out over 
the next five years.  In 77% of cases, they were a single adult without children, with the 
category single adult with children the second most common category.  63% of emerging 
households were seeking 1-2 bed properties. 
  
A 29% increase is expected from 2011-21 in the population aged over 65.  Over the same 
period, a 44% rise is expected in the very elderly population, aged over 85. 
 
If the jobs coming forward over the period to 2013 are in higher paying sectors than jobs lost, 
which seems to be the case, this may prove positive for the housing market – or at worst 
neutral. 
 
The evidence demonstrates that the population is likely to continue to grow at current rates, 
or slightly faster.  The number of elderly people is expected to continue to rise, with the 
number of people over 85 predicted to rise significantly.   
 
The economy is predicted to return to growth over the next couple of years.  This growth will 
not be at a high level, and will take a period of several years to overturn the poor economic 
performance since 2008.  Over the same period, inflation is expected to stabilise at around 
2% (CPI measure), rather than the variable levels we have seen recently.  These two 
measures should restore a period of stability and confidence to the market.   
 
Meanwhile, a combination of steadily rising incomes and steadily rising house prices means 
that affordability is likely to stay at around the same levels. 
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Chapter 6: Housing need  
 

Net housing need district-wide 

1 Total current gross housing need (step 1.4) 2,470 

2 Total available stock (step 3.5) 1,008 

3 Total net current need (line 1+line 2) 1,462 

4 Annual flow to meet need over 5 years 292.4 = 292 

5 Gross future need (Step 2.4) 611 

6 Gross need (line 4+line 5) 903 

7 Future annual supply (Step 3.8) 505 

8 Net annual housing (line 6-line 7) 398 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 
Net housing need by sub-area 

Sub-area Net need in sub-area 

Attleborough 61 

Dereham 59 

Swaffham 36 

Thetford 25 

Watton 13 

Rural North West 2 

Rural South West 1 

Rural South East 77 

Rural North East 66 

Central 53 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 
It is considered reasonable for affordable properties to be constructed in any part of the 
district, to meet the needs of the whole district. 
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Chapter 7: Conclusion 
There exists, and is forecast to remain, an ongoing need for both market and affordable 
housing.  This is for a variety of reasons – the principal reasons are net inward migration, 
both internal and external; inadequate housing accommodation, and a sustained period of 
stagnation in housing supply. 
 
The use of housing development to support economic growth must remain a moot point.  
The indication is that the dominant economic sectors in Breckland are likely to decline, with 
economic growth strongest around the city hubs – particularly Norwich and Cambridge.  This 
may create housing issues and pressures for outward commuting at the eastern and south-
western edges of the Breckland district respectively.  
 
The need for affordable housing remains strong, including a need for 398 net new additional 
affordable housing units per annum, which is a satisfactory level to justify a 40-45% 
affordable housing requirement.  Again, the evidence is felt sufficient to justify a split of 65% 
social rented, and 35% intermediate or shared equity, although there is scope to vary these 
figures a few percent either way, if the market is felt to justify it. 
 
There is a reasonable interest in self-build, however the ability to deliver on this is limited.  
This need may be met by amendments to settlement boundaries or specific ‘trial’ sites on 
public sector land. 
 
There is also a need for specialist forms of housing, in particular for housing with care and 
older people’s accommodation.  Policy guidance will need to be developed for planning, 
including requirements on Lifetime Homes.  
 


