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Chapter 1 – Executive Summary 
 
Introduction 
Breckland Council has undertaken a Strategic Housing Market Assessment to replace the 
assessment undertaken in 2006-7, and feed into the emerging local plan process.  This was 
done using a variety of secondary sources, together with a primary source Housing Needs 
Survey.  For the survey, the district was split into ten sub-areas, with a 20% sample taken 
from each.  A valid and robust number of responses was received from each sub area. 
 
Existing market 
Breckland has seen an average increase in population between 2001 and 2011, with a rise 
in population of 7.5%.  It has a higher mean age than the region or nationally, however the 
average age is slightly lower than seen in the wider study area.  Breckland residents are also 
more likely to be married than average.  Both Breckland and the wider study area are 
ethnically homogenous areas, with over 90% of residents describing themselves as White 
British, compared to 80% nationally; however Breckland has one of the highest Gypsy and 
Traveller populations, as a proportion of total population, in the country. 
 
Economically, recent years have seen low growth but also low interest rates.  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.  However, 
the predominant economic groups in Breckland are lower paying groups such as agriculture, 
process operatives, and elementary occupations.  There are lower than average levels of IT 
workers, financial services professionals, and other higher paying industries.  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 had a larger social housing sector than seen in the wider study area – however it 
was smaller than seen in the region, or nationally.  However, Breckland residents are more 
likely to own their own home, and particularly to own it outright.  Properties in Breckland are 
typically detached or semi-detached homes, with fewer terraces than regionally or nationally, 
and a great deal fewer flats.  However, Breckland has a high percentage of dwellings in 
Council Tax bands A-C.  The Census reports that Breckland had a low percentage of 
households with no heating, overcrowding, or two or more households in the dwelling.  
Within Breckland’s social housing stock, the predominant dwelling type was 3-bed houses, 
with 2-bed houses and 2-bed bungalows also prominent.  Breckland’s energy efficiency was 
better than for Norfolk as a whole, but worse than seen nationally.   
 
Breckland’s housing market showed considerable variance in buying costs – the cheapest 
areas averaged £133 per week at the lowest quartile, with the costliest at £203 per week.  
The more expensive areas tended to be in the east of the district.  However, Breckland was 
more affordable than parts of the wider study area – North Norfolk and Broadland have large 
areas costing over £209 per week at the lowest quartile.  Private rental costs in Breckland 
are slightly in excess of the cost of a lower quartile purchase, and a Homebuy purchase is 
cheaper than either.  Breckland prices have fallen since their peak of £154 per week in 2008, 
and currently sit around the £147 per week mark, having recovered somewhat over the past 
couple of years.  Affordability in Breckland is slightly worse – although only very marginally 
so – than in the wider study area, and very similar to those seen in the East of England.   
 
Overcrowding is at a low level across all tenures in Breckland, and a particularly low level in 
owner-occupation.  Under-occupying, conversely, is at low levels in rented property, but 
nearly half of owner-occupied homes are under-occupied, with owners aged 55-64 most 
likely to under-occupy.  Depending on the area, the average property in Breckland changes 
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hands once every 20-50 years, with Mid-Forest having the lowest turnover – once every 51 
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 according to the ONS.  
The East of England forecasting model shows a 10-11% rise by 2021, and a 19-21% rise by 
2031, depending on which of their three models is used.  Significant growth is also predicted 
for the sub-area from both sources.  On household population, the CLG forecasting model 
predicts a rise of 13% between 2011 and 2021, with steady increases throughout that 
period.  This would lead to building around 700 properties per year.  By contrast, the East of 
England forecasting model 2012 update expects a rise of around 660 households per year 
over the next 20 years using their most pessimistic model.  This rises 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. 
 
Economic forecasts show an improving picture, with predictions of rising economic growth 
and earnings, and falling unemployment and inflation.  However, 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.  This is predicted to rise slowly over the next 20 years, and at a slower rate than 
seen in the wider study area, or the East of England.  Breckland’s main industries are 
predicted to remain retail, health and care, and construction, as they are now.   
 
Reliable predictions for the housing market and affordability are difficult to come by.  The 
consensus among those brave enough seems to be for steady, rather than spectacular, 
growth, with minimal changes in affordability. 
 
Housing Need 
Via a lengthy set of calculations specified in the CLG methodology, the need for affordable 
housing in Breckland is calculated.  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.  Account is 
also taken of needs by size, and choices within the market.  When the calculations are 
completed, this shows an annual need of 398 units of affordable housing over the next five 
years.  The table below shows the net need by size of property, and by sub-area.  It can be 
seen that there exists a net need for all sizes of accommodation, in all areas, although the 
need is very marginal in certain rural sub-areas. 
 

Property size Net need for size of property 

1 bed 53 

2 bed 31 

3 bed 26 

4 bed 148 

5+ bed 97 
Source: Breckland Council/NEMS primary research, weighted data, 2012 
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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 

 
Requirements of specific groups 
This section shows there is a modest need for self-build, although this will probably prove 
difficult to deliver.  Families are considered to be adequately provided for through the current 
and forthcoming process.  Data was limited on minority and hard to reach households, and 
consideration should be given to further work in this area if there is felt to be a deficiency.   
 
However, there are issues concerning older people, and people with physical and mental 
disabilities.  There is a rapid rise in older people, and a steady rise in people with physical 
and mental disabilities.  Future policy will have to examine these issues to ensure 
satisfactory provision is made into the future.  There are not considered to be significant 
issues with low cost market housing, eligibility, or key workers. 
 
Overall, there is sufficient evidence Breckland Council to continue to seek 40% affordable 
housing, with a split 65/35 between rental and intermediate market products.  However, 
there is some space for consideration within these figures, and the data could support them 
being varied to a slightly higher or slightly lower basis in each case.  In any case, they will 
need to be tested against viability, to ensure development in Breckland is not harmed. 
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Chapter 2 – Introduction 
Welcome to the Breckland Housing Market Assessment.  This report has been produced to 
outline and analyse the market of which Breckland is part, and identify current and future 
needs within the market.  It will provide evidence to underpin Breckland Council’s ongoing 
policies and provide the right mix of dwellings across both affordable and market housing.  In 
particular, it will provide the key evidence regarding the level of affordable housing required, 
and the type, size and tenure of the properties. 
 
The report comprises data on a range of topics.  These include household composition, 
housing need and demand, future and concealed households, and the financial capacity of 
households to meet their own needs.   
 
Although the report’s primary focus is Breckland, the wider market in the area is also 
considered.  The wider study area is included principally to reflect the need set out in the 
guidance to provide a wider context and understanding of the forces and influences on our 
own district market.  The presence of any other local authority in this area is purely on the 
basis of aiding the understanding of Breckland’s own market, and no detailed housing need 
information is provided for any location outside of Breckland.  It is explicitly not a substitute 
for research, whether primary or secondary, undertaken by any other authority.  No 
interpretation should be made that an authority’s presence in the wider area contradicts, 
overrides, or presents a challenge to any work undertaken by any other authority – it should 
only be used to aid understanding of Breckland’s market.  Breckland Council explicitly 
respects the absolute primacy of the SHMAs undertaken by other authorities for their own 
areas.  In return, Breckland Council requests the same respect for the primacy of this 
document should part or all of our administrative area be used in the same way by another 
authority or group of authorities.   
 
The decision was made to undertake the work in house as there is currently no consensus 
as to how the SHMAs undertaken in 2006-7 should be updated.  Within the East of England, 
some areas (Cambridgeshire, Greater Norwich) are continuing with sub-regional working.  
Others are working individually, and some are continuing to rely on the 2007 documents 
without further updating.  Breckland Council had regard to these differing approaches, and 
the low level of sub-regional working currently undertaken in the area.  Based on this, the 
decision was made to use in-house resources for the work.  Greater detail on the reasoning 
behind the areas chosen is provided in the ‘methodology’ chapter.  Alongside this, an 
external agency, and mentoring support, was used to overcome recognised skill and 
capacity issues. 
 
The National Planning Policy Framework at paragraph 159 confirms that a Strategic Housing 
Market Assessment remains a key evidence document to inform sound plan production for 
future planning.  With the revocation of Regional Plans as the tier of plan-making to 
determine individual housing district numbers, there is now a responsibility on Districts to 
evidence and set their own housing requirements.  The HMA will be a critical document in 
this process.  Additionally, with the removal of Regional Plans, there is now a greater onus to 
work collaboratively with neighbouring authorities, especially where there is evidence of a 
housing market area crossing administrative boundaries.   
 
Boosting the supply of housing is a key national objective.  Consequently Local Plans must 
meet the full, objectively assessed needs for market and affordable housing in the housing 
market area.  The delineation of housing market areas will be crucial, as should a District not 
be able to accommodate its own housing need within its administrative boundaries (perhaps 
due to environmental or infrastructure constraints) then the new Planning regime anticipates 
that neighbouring authorities within the same housing market area should accommodate the 
shortfall.  The previous Regional Planning system identified a number of housing sub-
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regions; however, as identified above, these may no longer be appropriate or practicable to 
take forward.      
 
The key guidance for this document has been the SHMA Practice Guidance Version 2, 
produced by the CLG1.  The structure of this document follows the layout suggested by this 
guidance, and seeks to meet the core outputs and processes recommended within it.  The 
full set of calculations within can be followed through in the ‘Housing Need’ chapter.  They 
are not reproduced here for reasons of space.  If a ‘clean’ copy is required, this can be 
downloaded free of charge from the CLG website; alternatively, please contact the author, 
who will be happy to supply one.  The only significant variation made was in the use of 
primary data.  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. 

Some of these problems will be alleviated by the gradual publication of 2011 Census results.  
However, Breckland Council took the decision to produce a revised HMA prior to the full 
release of this data, requiring primary research to fill the gap.  Our approach was consistent 
with the previous guidance on housing needs studies, which was clear that primary data was 
required to permit a full analysis. 
 
Breckland Council would like to acknowledge the contribution made to this document by 
colleagues at NEMS Market Research, Breckland Council Marketing and Contact Centre 
teams, Capita Symonds Breckland, and Sue Beecroft, Polly Jackson and Trevor Baker from 
Cambridge sub-region.  Without their additional skills, help and advice, the research 
undertaken would have been a longer and more arduous process, and the document the 
poorer for their absence. 
 

                                                
1 Strategic Housing Market Assessments – Practice Guidance Version 2, CLG, August 2007 
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Chapter 3 – Methodology 
The primary aspect of research was undertaken as a conclusive project using quantitative 
methods, as the most appropriate method of providing a broad, cross-sectional view of the 
population.  The district was divided into ten sub-areas, which were felt to follow the natural 
boundaries of areas within the district.  The same areas were used as in 2007, as these 
were felt to have worked well, and still reflect the district market. 
 

Figure 3.1: map of sub-areas 

 
Source: Fordham Research, 2007 

 
Table 3.1 – 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.  This was chosen to ensure a robust and valid response from all 
ten sub-areas.  Another key factor was its cost-effectiveness, given that sufficient time was 
available for postal responses.  To overcome the problem of a low response rate, the survey 
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was kept as short and welcoming as was possible.  Considerable time was invested in the 
design, ensuring the necessary data was collected from as simple a survey as possible.  To 
further increase the response rate, a 2nd class prepaid envelope, addressed directly to the 
team undertaking the research, was provided.  This provided greater privacy to respondents 
than the alternative of using a fold-in, pre gummed survey. 
 
A letter from the responsible manager, written in an accessible and friendly format, was 
included.  This advised recipients that they were chosen at random, were under no 
obligation to respond, and that all responses were confidential and used only for the 
purposes of the survey, ensuring compliance with the principle of voluntary informed 
consent.  To reflect the current austere times, no incentive was offered for completion, other 
than the thanks of Breckland Council.  This also had the advantage of not requiring 
respondents to identify themselves in any way. 
 
For simplicity and validity, a 20% proportionate stratified random household sample was 
used.  The letters were addresses to ‘the occupier’.  Although sub-optimal, data protection 
requirements meant this was the only way a complete address list could be obtained.  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, with the aim of reporting need across the whole community.  As a picture of the whole 
area was sought, the sample was kept proportionate, as there was not felt to be a need to 
over-represent any particular group or area in the sample. 
 
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.  
Preparations were made to carry out follow up mailings if required, however a sufficient 
response rate was received from each of the 10 sub-areas.  An overall total of 2,194 replies 
were received.  Returned surveys were logged and allocated to a sub-area, and passed to 
our skilled and experienced sub-contractor for data input and cross-tabulation.  One of the 
key reasons for choosing the particular contractor was the strength of recommendation 
received regarding their work on a similar project.  The contractor inputted and confirmed the 
data, providing rough outputs and a list of ‘dubious’ entries to Breckland Council.  This was 
used for comment, and to improve the quality of the final data. 
 
As part of the process, the data was post-weighted, as the returned surveys differed from the 
district’s known demographic information.  A three-way weighting factor was used, covering 
sub-area, tenure and gender.  The first was calculated against the known proportions of 
each sub-area, the second against the latest release from the 2011 Census.  The officer 
responsible discussed the weighting matrix with an experienced mentor from another 
authority and with contractor’s Director, as a result of which some changes were made.  
Finally, a wide variety of standard break tables were produced, which underpin the primary 
aspect of this research.  An SPSS file was also produced, enabling the production of other 
tables and data. 
 
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.  Both of these can provide data purely for Breckland, 
and for the wider study area, without any difficulty.  However, only Hometrack can provide 
data for the travel to work areas, hence the data for these is slightly limited in scope and is 
only provided where it could realistically be obtained. 
 
For the secondary research, the wider study area has been chosen as Breckland, 
Broadland, South Norfolk, North Norfolk, King’s Lynn and West Norfolk, Norwich, St 
Edmundsbury, and Forest Heath.  Consideration was given to several methods of choosing 
the study area.  As noted in the introduction, the previous survey was undertaken as part of 
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the Rural East Anglia sub-region, and a secondary data update was undertaken in 2009/10 
on this basis.  However, the three authorities have, over time, worked less closely together 
than in the past, to the point where little sub-regional working is now taking place.  In 
preliminary discussions, it was apparent that Breckland favoured a primary survey approach 
to the new SHMA.  This approach did not find favour with King’s Lynn and West Norfolk, or 
North Norfolk.  Given these differing opinions on updating the former sub-regional SHMA 
moving forwards, it was decided not to work together.   
 
Consideration was also given to the ‘Gold Standard’ housing market area, which is based on 
travel to work areas.  This was discounted as it would have split Breckland into three 
different areas.  This would have added a layer of difficulty onto what is already a difficult 
level of granularity to obtain data for.  Based on this, the decision was made that a whole-
authority approach had to be taken. 
 
The CLG have acknowledged that data can be difficult to obtain for the ‘Gold Standard’ 
areas, and have outlined a ‘Silver Standard’ set of areas, the map of which is reproduced 
below.  This would assign Breckland with South Norfolk, Norwich, Broadland and North 
Norfolk.  Again, this was not felt to be a close fit with the reality on the ground – although it 
did take account of the strong links Breckland has with Greater Norwich.  These links are 
particularly pronounced in the east of the district.  The principal reason for this is the 
exclusion of King’s Lynn and West Norfolk, which forms an area on its own.  In the ‘Gold 
Standard’ areas, a large part of Breckland falls within the King’s Lynn Travel to Work Area, 
and King’s Lynn is the primary influence on the western Breckland.  It was therefore decided 
that the assessment would be deficient if King’s Lynn and West Norfolk were not included in 
the wider study area. 
 

Fig 3.1.1: CLG Silver Standard Housing Market Areas 

 
Source: CLG 

 
Further consideration was given to the southern boundary of Breckland.  Thetford is the 
dominant town in southern Breckland, although the large village of Weeting is also 
significant.  Weeting abuts Brandon, in Forest Heath, and there is a great deal of 
interchange between them.  In this area, the landscape and employment sectors are very 
similar to the southern part of Breckland as a whole – with Brandon and Thetford the 
dominant towns within this area.  It is acknowledged that there is much less in common with 
the southern part of Forest Heath, which has much more in common with the Cambridge 
area.  However, it is felt, on balance, that Forest Heath should be included in the wider area. 
 
St Edmundsbury presented a slightly more difficult issue to consider.  In general, St 
Edmundsbury is felt to have far more in common with Cambridge and Ipswich than 
Breckland – akin to the southern part of Forest Heath.  However, large parts of the south of 
Breckland look to Bury St Edmunds for services, in particular hospital services, and 
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employment.  On this basis, and given the weight given to employment and travel to work, it 
was decided to include St Edmundsbury.  The fact that this constitutes another ‘Silver 
Standard’ area was coincidental, although pleasing.  
 
This then constitutes the seven councils of the wider study area – chosen, as described 
above, as they either have a significant border with Breckland, or see significant similarities, 
interchange of population, or other strong economic factors.  Consideration was also given 
to including the City of Cambridge.  However, it was decided not to include it.  Although there 
is undoubtedly a degree of interchange with Cambridge, the distance involved, and single 
carriageway road, means this is at a relatively modest level.  This may change following 
completion of dualling of the A11, scheduled for 2014, which will shorten journey times.  This 
decision will be reviewed at any subsequent updating of this document.  Essentially, there 
are a wide variety of influences acting on the Breckland housing market, and a decision has 
to be taken on which provide the best fit.   
 
It should also be remembered, as detailed in the introduction, that the wider study area is 
designed to enhance understanding of Breckland, and its housing market.  It is explicitly not 
intended to challenge the primacy of research undertaken in these areas.  Breckland Council 
respects the primacy of authorities’ own research, and figures included here should be 
understood on the basis of explaining and enhancing understanding of Breckland’s market – 
not as a challenge or counter-argument to work undertaken by other authorities.  Fig 3.1.2 
below shows a map of the wider study area: 
 

Fig 3.1.2: Map of the wider study area 

 
Source: Hometrack, 2013 
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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.  
Moving on from this, the research will be used to underpin the emerging planning policies 
and affordable housing delivery for Breckland Council. 
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Chapter 4 – Current Housing Market 
In this chapter, we will examine the current housing market covering Breckland.  The aim is 
to understand the current housing market, the drivers underpinning it, and the balance 
between supply and demand in different tenures.  We will examine the current demographic 
and economic situation affecting the market.  This chapter will also explore trends and 
changes, underpinned by the emerging 2011 Census results. 
 
This chapter also examines the current housing stock, including condition levels and 
dwelling profiles.  We will also study the existing active market, looking at the cost of buying 
and renting properties, and the affordability of both.  There will also be an examination of 
overcrowding and under-occupation, along with housing supply.  Finally, we will examine the 
key trends, issues and drivers for the existing housing market as it stands, and how these 
will affect future policy and strategy. 
 
‘I love my house’ – comment from primary survey respondent 
 

Chapter 4.1 - Demographic and Economic context 
Demography is one of the foundations of a Housing Market Assessment: it is the study of 
human populations – and human populations are the occupiers of housing.  From this, we 
see that changes in demographics – a rise in a particular population group, or a reduction in 
average family size – will have a major effect on the housing market.  This is further affected 
by economic changes.  Rises and falls in employment, incomes and labour mobility affect 
supply and demand, and therefore the overall market. 
 
A further aspect affecting the housing market is the level of investment in housing, both from 
private developers, and public investment via the Homes and Communities Agency.  All of 
the above factors, together with other factors such as market confidence, will combine to 
influence the affordability of the wider housing market, and therefore form the first level of 
analysis in our Housing Market Assessment. 
 
Demography and household type 
This sub-section examines the demographics of Breckland, and the wider study area, as 
described above.  The data is predominantly taken from the 2011 Census releases provided 
by the ONS.  Table 4.1.1 below examines the population change between Breckland and the 
wider housing study area from 2001-2011.  We see from the table that both Breckland and 
the wider area have seen a significant rise in population over the decade between censuses.  
This will have increased the demand for housing in the Breckland area over this period.  The 
rise in population in Breckland has been slower than seen across the wider area.  The wider 
area saw a rise faster than the region, and much higher than the rise seen for England and 
Wales.  Breckland’s rise was greater than seen nationally, but lower than the regional rise.  
We see also that the gender balance is very similar, with both Breckland and the wider study 
area seeing approximate 49%/51% gender balances.  These results are very similar both 
regionally and nationally. 
 

Table 4.1.1: population change in Breckland and the wider study area, 2001-2011 

 Breckland Wider study 
area 

East of 
England 

England & 
Wales 

Total population 130,491 931,367 5,846,965 56,075,912 

Increase 2001-
2011 

+7.5% +8.4% +7.9% +7.1% 

Males 49.5% 49.2% 49.2% 49.2% 

Females 50.5% 50.8% 50.8% 50.8% 
Source: ONS, 2011 Census 
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Chart 4.1.1 below looks at an expanded area, covering all districts of Norfolk, and two 
districts of Suffolk.  From this, we see that Breckland had an average rise in population 
across the period between 2001 and 2011.  The slowest population rises came in North 
Norfolk and Broadland, with St Edmundsbury and South Norfolk seeing the fastest rises.  
Seven of the nine districts examined had a rise faster than 5% over the ten years, with two 
districts experiencing rises in excess of 10%. 
 

Chart 4.1.1: comparative growth in population between districts in Norfolk and 
Suffolk, 2001-2011 
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Source: ONS, 2011 Census 

 
Chart 4.1.2 below shows the main components of population change over the past decade.  
This demonstrates that the largest component of population growth has been internal 
migration from other parts of England, with an average of 859 net people moving to 
Breckland annually.  International migration contributed an average of 260 people per year.  
By contrast, deaths exceeded births on average by 124 per year.   
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Chart 4.1.2 reasons for population change, 2001-2010 

Average annual 'flow' - number of people

1290

1414

6232

5373

642 382
Births

Deaths

Flow in from rest

of England

Flow out to rest of

England

International

migration in

international

migration out

 
Source: How Many Homes, What Households Where model, 2013 

 
Table 4.1.2: age distribution of population in Breckland and the wider study area, 2011 

 Breckland Wider study 
area 

East of 
England 

England & 
Wales 

Population aged 0-
15 

17.6% 17.1% 19.0% 18.8% 

Population aged 16-
24 

10.1% 10.8% 10.8% 11.9% 

Population aged 25-
44 

23.5% 24.5% 26.4% 27.3% 

Population aged 45-
64 

27.2% 26.7% 26.2% 25.4% 

Population aged 65+ 21.5% 21.0% 17.5% 16.6% 

Mean age 42.6 43.0 40.2 39.4 
Source: ONS, 2011 Census 

 
Table 4.1.2 above looks at the age distribution of the population of Breckland and the wider 
area.  We see that the largest proportion of Breckland’s population falls in the 45-64 age 
group.  60% of the population is broadly of working age from 16-64, with 18% of school age 
and 22% pensioners.  This is likely to have a gradual, but noticeable, effect on the housing 
market.  An aging population brings a need for smaller accommodation – as older 
households are typically smaller households.  A high proportion of older people also 
increases the need for suitable dwellings, such as bungalows, or adaptable accommodation 
within the market. 
 
Looking at the wider study area, these figures are very similar, although the mean age is 
around seven months older.  However aggregated figure hides significant variances.  For 
example, in North Norfolk, only 14% of the population are of school age, with 29% of 
pensioner age, and a mean age of 48.  The main difference is seen when a comparison is 
made to the region and nation.  Our local area has fewer children and more pensioners, 
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coupled with a higher average age.  Nationally, nearly 64% of people are of working age, 
compared to 60% in Breckland and 62% in the wider study area. 
 
Chart 4.1.3 below looks at the age profile of internal migrants – i.e. those from other parts of 
England.  This shows positive inward flows up to the age of 15, at which point a high 
outward flow is seen.  This is likely to be young people moving away to university, as there is 
no higher education provision within Breckland.  The inward flow becomes positive again by 
the late 20s.  By age 50-54, there is a strong positive inflow, which continues for all the older 
age groups – peaking for age 65-69, when inflows are more than double outflows.   
 

Chart 4.1.3: Age profile of internal migrants, 1998-99 to 2007-08 
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In table 4.1.3 below, we examine the marital status of households in our comparison areas.  
We see that Breckland and the wider study area have a great deal in common.  Breckland 
has fewer single people, and more married people, but overall correspondence, the areas 
show a close affinity.  However, there is a much greater difference when a comparison is 
made to the region and nation.  Breckland and wider area residents are much more likely to 
be married or in a civil partnership compared to the East of England and England and 
Wales.  Correspondingly, they are less likely to be single – particularly less so in the case of 
the wider study area.  Levels of cohabitation, divorce, and widowhood are not greatly 
dissimilar across the four comparison areas.  The rise in one-person households is 
considered to be a significant driver for demand in the housing market.  The lower than 
average levels of such households in Breckland and the wider study area means that this 
area will not be experiencing the same level of pressure from this factor. 
 
Table 4.1.3: marital status of households in Breckland and the wider study area, 2001-

2011 

 Breckland Wider study 
area 

East of 
England 

England & 
Wales 

Married/civil 
partnership 

52.6% 51.4% 49.4% 45.9% 

Cohabiting 13.3% 13.2% 12.3% 11.9% 

Single 18.1% 20.1% 22.4% 25.8% 

Divorced/separated 9.1% 8.4% 9.6% 10.1% 

Widowed 6.8% 6.8% 6.3% 6.3% 
Source: ONS, 2011 Census 
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Chart 4.1.4 below looks at the proportion of different types of household in the comparison 
groups.  It shows that Breckland residents were less likely to be in one-person households 
than households in the wider study area, the East of England, or England and Wales.  
However, a Breckland or wider market area resident is more likely to be part of a 1-person 
pensioner household.  Married/civilly partnered households without children are more 
prevalent in Breckland and slightly more so in the wider study area.  At the same time, those 
with children are less common within the population.  The other significant differences are 
the lower proportion of lone parents households with children in Breckland and the wider 
study area, and the very low proportion of students living away from home when compared 
to the region and nation.  This is the case even given the number of student households in 
Norwich.  Again, one person households are one of the key drivers behind the growth in 
households.  However neither Breckland nor the wider study area is experiencing this to as 
high a degree as other areas. 

 
Chart 4.1.4: proportion of different household types in Breckland, wider study area, 

region and nation, 2011 
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Source ONS 2011 Census 

 
Chart 4.1.5 below examines the change in household type in Breckland between 1991 and 
2010.  This shows significant increases in single male and female households, and couples.  
Couples with children have, overall, risen slightly, whilst lone parent households have risen 
in all types.  Other households types have fallen significantly, as have household types 
consisting of a couple and other adults, with or without children. 
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Chart 4.1.5: Changes in household types: 1991 to 2010 
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Chart 4.1.6: breakdown of ethnicity in Breckland and comparison areas, 2011 
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Chart 4.1.6 above examines the ethnicity of the population in Breckland, the wider study 
area, the East of England, and England and Wales.  To assist in analysis, some groups from 
the Census have been aggregated in order to make display easier.  It can be seen the 
Breckland and the wider study area both have a predominantly White British population, at 
around 90%.  The largest other ethnic group in both is Other White, which would include 
most migrants from southern and eastern Europe.  Groups other than these make up a very 
small proportion of the total.  In comparison, both the region and nation have lower 
percentages of White British and Other White residents.  White Irish, Asian, Black, Mixed, 
and Other residents form noticeably higher populations in the East of England than in 
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Breckland or our wider study area.  This is increased again in England and Wales, with the 
non-White British population at approximately twice the numbers seen in Breckland. 
 
It is worth noting, although it is hard to tell from the chart, that Breckland had a higher 
proportion of Gypsies and Travellers than the other three groups, at 0.2% compared to the 
0.1% average seen across the comparison areas.  Breckland is felt to have a relatively good 
supply of sites at present, however the evidence base would support a development of a 
further medium sized site, and opportunities will be examined as they arise. 
 
Chart 4.1.7 above examines the length of residence in the UK for the population not born in 
the UK.  It is immediately noticeable that both Breckland and the wider study area have a 
smaller proportion of population not born within the UK than region and nation.  Around 9% 
of both Breckland and the wider study area’s population were born outside the UK, 
compared to 11% of the East of England’s population, and 13% of England and Wales’ 
population.  Inward migration is recognised as another factor increasing demand in the 
housing market.  The lower than average levels of inward migration in Breckland and the 
wider study area means this pressure will not be as high in these areas.  In general, 
Breckland residents born outside the UK are more likely to be recent arrivals than those from 
the East of England or nationally.  However, they are likely to have lived in the UK longer 
than residents in the broader housing study area.  It is possible this figure is somewhat 
distorted by the number of visiting forces in Forest Heath. 

 
Chart 4.1.7: time of residency for people born outside Britain in Breckland and 

comparison areas, 2011 

0

3

6

9

12

15

Breckland Wider study area East of England England and Wales

Area

P
e
rc

e
n

ta
g

e
 o

f 
p

o
p

u
la

ti
o

n

Resident less than 2 years Resident 2-5 years Resident 5-10 years Resident 10 years or more

 
Source ONS 2011 Census 

 
 



 19 

National and Regional Economic Policy  
A key factor in the local housing market is the effect of national economic policy, affecting 
affordability and investment within the local market.  High interest rates and poor forecasts 
for economic growth will affect confidence in the housing market, with the opposite normally 
having the opposite effect.  However, as with any economic factor, the cause and effect can 
never be exactly correlated. 
 
Turning first to interest rates, chart 4.1.8 below demonstrates interest rates over the last 
fifteen years.  Interest rates are a key factor affecting the owner-occupied and buy-to-let 
markets in general.  This is because of their direct effect on the cost of borrowing money, 
and the consequent mortgage repayments.  We see that, from 1998-2008, rates moved 
within a moderately wide bank.  After falling from their initial high point in 1998, they varied 
between 3.5% and 6%.  At the time, 3.5% represented a historic low.  The picture differs 
considerably from 2008 onwards, with rates first falling on an almost vertical plane, then 
remaining static at a historic low of 0.5% from 2009 until the present date.  Predictions from 
Investment Week indicate that markets expect rates to remain at these levels until 2016-17, 
and to rise only slowly then – with 1% the central prediction for 2018-19. 
 

Chart 4.1.8: Interest rates in the UK, 1998-2013 
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Economic growth is an item that has been much in the news over the last 5 years, with the 
‘double-dip’ recession seeing the economy shrink on two separate occasions.  Chart 4.1.9 
below demonstrates the extent of the contraction over the period 2008-10, and the limited 
recovery since.  However, there is a degree of optimism creeping into the market in general, 
with a projection for slow but steady economic growth over the next 2-3 year.  Such 
optimism is likely to aid growth in the housing market – simply put, people are less likely to 
borrow money if they feel their ability to repay it is compromised.  Economic growth generally 
correlates with high levels of employment, and rising wages, instilling confidence into the 
home purchasers and influencing the housing market. 

 



 20 

Chart 4.1.9: Percentage increases in output on a year earlier, 2008-15 

 

Source: Bank of England inflation report, November 2012 

 
Although slow, the avoidance of a triple dip recession and the prospect of continued and 
steady growth is likely to restore a degree of confidence to the housing market in the 
medium term.  This would also assist the construction sector, which the Breckland Economic 
Bulletin reports as having shrunk by 5.2% in the financial year 2011/12, with industrial 
production and the retail sector also recording contractions.  However, on a more positive 
note, national employment has risen by 181,000 over the same period, with the Breckland 
Council Economic Development Service securing over £40m of investment over the past 
decade. 
 
‘My wages have not matched the rise in utility bills.  My disposable income grows smaller 
each month.  I do not earn enough to save for the future‘– comment from primary survey 
respondent. 
 
Another national factor affecting the local housing market is Local Housing Allowance rates.  
These have been set to act as a fiscal drag on the rental market.  The link between market 
rates and LHA rates was felt by many housing professionals to be tenuous at the best of 
times.  This has now been severed, with LHA rates restricted to rise by 1% for the next 2 
years, following a freeze in 2012-13.  Rates are also intended to reflect the 30th percentile of 
the market, rather than the 50th.  In practice, this means around 1/3 rather than ½ of 
properties should be affordable to someone on benefits.  This may mean serious difficulties 
finding affordable properties within LHA rates in popular areas. 
 
Employment levels and structure 
This section examines the overall level of the employment market in the study area.  It 
includes the type of employment, and looks back five years to changes in employment 
levels, redundancies and job vacancies.  We also examine industry of employment, and 
occupational groups, and focus in on lone-parent families as a case study. 
 
Chart 4.1.10 below examines the overall level of economic activity in our study areas.  We 
see that Breckland has broadly similar levels of employment – whether full time, part time or 
self employment – to the wider study area, region and nation.  This is an important factor for 
the housing market in general, as employment levels will be a key determinant in people’s 
ability to pay housing costs.  The main differences are in the proportion of students and 
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retired people.  Breckland and the wider study area have significantly lower proportions of 
students compared to the East of England and nationally.  There are also significantly more 
retired people compared to region and nation.  The wider study area, which includes large 
parts of the Norfolk coast, exceeds even Breckland in this measure. 
 

Chart 4.1.10 – economic activity in the study areas 
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Source: ONS, 2011 Census 

 
Chart 4.1.11 – change in national labour market, 2007-12 

 
ONS, Labour force survey, Dec 2012 

 
Chart 4.1.11 above demonstrates the change in the national labour market over the past five 
years.  This covers the period since the economy past its peak, and moved towards 
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recession.  We see that, over this period, the household population of working age has risen 
by 1.8 million.  The total number in employment has risen, although the large rise in part time 
employment is largely offset by a significant fall in full time employment.  There has also 
been a noticeable rise in unemployment, accounting for 47% of the entire rise in population.  
Again, this will affect the ability to pay housing costs, with unemployed households likely to 
require assistance with housing costs. 
 
This is reinforced by chart 4.1.12 below, which shows the unemployment rate as a 
percentage of all economically active people.  We see this rises sharply from 2007-2009.  A 
period of consolidation follows until early 2011, followed by another rise.  However this rise 
was less sharp, and shorter lived, falling from late 2011 back to the levels seen in 2009-11.  
The large overall rise in unemployment will have reduced the number of people able to pay 
their own housing costs. 
 

Chart 4.1.12: unemployment in the UK, 2007-12 

 
ONS, Labour force survey, Dec 2012 

 
Chart 4.1.13 below examines one of the crucial feed-in factors to the level of unemployment 
– there is a likely strong positive correlation between high levels of redundancy and high 
unemployment.  Both this, and fear of redundancy among those still employed, will directly 
impact the housing market.  We see that redundancies rose sharply at the same time as 
unemployment rose, confirming this hypothesis.  The sharp reduction in redundancies seen 
in 2009 corresponds with the stable, albeit high, levels of unemployment seen at this time. 
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Chart 4.1.13: Redundancies in the UK, 2007-12 

 
ONS, Labour force survey, Dec 2012 

 
Finally on the national theme, we examine the other side of the unemployment process, 
looking at job vacancies.  This can, perhaps, be seen as the other side of the economic coin 
– people losing their jobs are likely to maintain their confidence, and ability to participate in 
the housing market, if they can obtain another role relatively quickly.  Chart 4.1.14 below 
once again shows a strong correlation between this and the unemployment chart, with job 
vacancies falling significantly at the same time as unemployment rises.  Vacancies then rise 
from their low point as unemployment stabilises and drops slightly.  This has been 
maintained, albeit with a pronounced ‘wiggle’ along the way, throughout the past four years, 
with vacancies never falling remotely to their 2008-9 low point.   
 

Chart 4.1.14: Job vacancies in the UK, 2007-12 

 
ONS, Labour force survey, Dec 2012 



 24 

 
Chart 4.1.15 below returns the focus to our local comparison groups, studying the 
occupational groups of the working population.  As a generalisation, the higher paying 
groups – who are more likely to be able to meet their own needs in the housing market – are 
displayed at the bottom of the chart.  This demonstrates that levels of managers and senior 
officials are relatively similar across the four comparison areas.  However, levels of 
professional staff are considerably lower in Breckland, and slightly so in the wider study area 
than regionally and nationally.  In particular, Breckland ranks thirteenth lowest in England 
and Wales for professional occupations.  There are also lower levels of technical or 
associate professional staff in Breckland, although this is less prominent in the wider 
comparison group – possibly affected by the aviation bases in Forest Heath. 

 
Chart 4.1.15: occupational groups in Breckland and study areas, 2011 
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Both Breckland and the wider study area have higher proportions of skilled trade workers 
than are seen regionally or nationally.  Breckland additionally has very high levels of 
process, plant and machine operators, possibly due to the large industrial estates in 
Thetford.  Finally, Breckland has higher levels of elementary occupations.  This is less 
noticeable across the wider study area, where levels of elementary occupations differ little 
from those seen across England and Wales. 
 
Table 4.1.4 below examines employment in Breckland and our wider study area by industry 
of employment.  We see that wholesale & retail, manufacturing, and health & social work are 
the three largest industries of employment in Breckland.  The wider study area has the same 
three, albeit with health & social care in second place.  Both the East of England, and 
England & Wales see wholesale retail and motor first, health & social work second, and 
education third, with manufacturing fourth in both cases.  This tallies with the results seen 
above, showing Breckland as performing strongly in skilled trades and process operators. 
 
There are three other noticeable variances between Breckland and the comparator groups.  
Breckland has a vey high proportion of agricultural and forestry workers.  At 4.2%, this is the 
18th highest in England and Wales, and compares to just 0.9% nationally.  Breckland also 
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sees a much lower percentage of IT and finance occupations than nationally.  This affects 
the housing market as the industries of higher prevalence in Breckland tend to be lower 
paying industries, while there are fewer staff in some higher paying areas. 
 

Table 4.1.4: Industry of employment in Breckland and the study area, 2011 

 Breckland Wider study 
area 

East of 
England 

England & 
Wales 

Agriculture, forestry and 
fishing 

4.2% 2.5% 1.1% 0.9% 

Mining and quarrying 0.1% 0.2% 0.1% 0.2% 

Manufacturing 13.4% 10.5% 8.7% 8.9% 

Electricity & gas 0.3% 0.3% 0.4% 0.6% 

Water, sewerage & waste 0.9% 0.7% 0.7% 0.7% 

Construction 8.5% 8.4% 8.6% 7.7% 

Wholesale, retail & motor 
trade 

16.9% 16.8% 16.4% 15.9% 

Transport & storage 5.0% 4.1% 5.3% 5.0% 

Accommodation & food 5.1% 5.7% 4.7% 5.6% 

Information & 
communication 

1.6% 2.2% 3.9% 4.0% 

Financial & insurance 2.6% 3.8% 5.0% 4.3% 

Real estate activities 1.3% 1.4% 1.4% 1.4% 

Professional, scientific & 
technical 

4.2% 5.2% 6.8% 6.6% 

Administrative & support 4.4% 4.4% 4.6% 4.9% 

Public administration 6.8% 6.0% 5.6% 6.0% 

Education 8.3% 9.1% 9.9% 9.9% 

Health & social work 11.5% 12.8% 11.5% 12.5% 

Other 5.1% 6.0% 5.0% 5.0% 
Source: ONS, Census 2011 

 
Finally for this section, table 4.1.5 below, we examine the percentage of lone parent 
households in work.  This is included as a case study of one particular group’s prevalence of 
working, and hence likelihood of being able to meet the household’s own needs in the 
housing market.  We see that Breckland has a lower percentage of non-working lone parent 
households than the wider study area, nation or region.  Breckland households are also 
more likely to work in full time employment than in any of the comparison groups. 
 

Table 4.1.5: lone parents by employment status in Breckland and the wider study 
area, 2001-2011 

 Breckland Wider study 
area 

East of 
England 

England & 
Wales 

Lone parent in part time 
employment 

35.8% 37.7% 35.3% 33.4% 

Lone parent in full time 
employment 

28.4% 26.2% 26.8% 26.0% 

Lone parent not in 
employment 

35.8% 36.1% 37.8% 40.6% 

Source: ONS, 2011 Census 

 
Incomes and earnings 
Income and earnings are included in a Housing Market Assessment as they are one of the 
key drivers of demand: housing is typically the largest item in a family’s budget.  There is 
also a strong correlation between a high income and a desire for larger homes in sought-
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after areas.  Conversely, lower incomes in an area are likely to increase demand for 
affordable housing. 
 
Chart 4.1.16 below investigates the changes in pay and inflation from 2007-12.  We see that 
increases in regular pay (light blue line) fell gently from 2007-9, and have since remained at 
1-2% increases – never falling into freeze or deficit.  However, where total pay (dark blue 
line) is considered, the picture is slightly different.  This measure considers all pay received 
by employees, including bonuses.  In the early part of the recession, this followed a similar 
pathway to regular pay, before falling steeply and into negative figures during late 2008/early 
2009.  Since then, it has broadly tracked regular pay, apart from a period in late 2009 where 
it considerably exceeded regular pay, rising to over 4%.  We also see that, other than that 
short period in late 2009, total pay has now been below the level of CPI inflation for over 4 
years. 
 

Chart 4.1.16: Changes in pay and inflation, 2007-12 

 
ONS, Labour force survey, Dec 2012 

 
Chart 4.1.17 below examines income levels in Breckland and the comparison areas, taken 
from the 2012 Annual Survey of Hours and Earnings (ASHE).  This provides data at a high 
level of granularity, including travel to work areas, which are shown in the three right hand 
‘TTW’ groupings. 
 
This demonstrates that Breckland and wider study area incomes are considerably lower than 
those seen in England and Wales, and the East of England.  The gap is even wider when 
considering the 75th percentile, or high earning households.  It is still present at the 25th 
percentile, low earning household level, and remains quite noticeable. 
 
Considering the three Travel to Work areas, we see that Norwich returns a higher level of 
mean and median income than Breckland, with both Thetford & Mildenhall, and King’s Lynn 
& Fakenham returning similar levels.  However, Norwich’s higher incomes are still markedly 
lower than the regional and national averages.  Both Norwich, and King’s Lynn and 
Fakenham show higher incomes for high earners than Breckland, with Thetford & Mildenhall 
coming in at similar levels.  Earnings for low earners across the three travel to work areas do 
not differ greatly from those seen in Breckland. 
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Chart 4.1.17: weekly incomes in comparison areas, 2012 
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Chart 4.1.18: income, savings and equity in Breckland, 2012 
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Source: Breckland Council/NEMS primary research, weighted data, 2012 

 
Chart 4.1.18 above is produced from the primary data survey undertaken by Breckland 
Council.  This examines the average income, savings and equity of Breckland and the ten 
sub-areas.  We see that Breckland had an average income of around £21,000 (pink line), 
with 6 of the sub-areas reporting a higher average income than this.  The top area was Rural 
South East with £26,000.  The lowest incomes were seen in Swaffham, with incomes of 
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£16,000, although this may be affected by Swaffham having the second highest number of 
pensioners.  Four of the five market towns made up the group of below average sub-areas. 
 
The blue line represents the average level of savings, which shows a very rough correlation 
with the income levels seen.  The average for Breckland overall was £12,000.  Again, six 
sub-areas recorded higher than average totals.  Again, four market towns made up the 
below average group – however it was a different four, with Attleborough above average for 
income, but below average for savings.   
 
Finally, the yellow line shows the average level of equity that owner-occupiers had in their 
property, with a Breckland average of £105,000.  All five of the rural sub-areas had a higher 
average than this, with Rural South East again top with average equity of £137,000.  The 
five market towns were all below average, with Thetford the lowest area for equity at 
£66,000. 
 
Our final chart in this section, chart 4.1.19 below, investigates the incomes of new social 
tenants over the past three years.  This will affect the number of social tenants claiming LHA, 
and the proportion of the rent they claim.  It will also have an effect, albeit a less direct one, 
on people’s ability to move on from the social rented tenure and meet their own needs.  We 
see that incomes in both Breckland and the wider study area rose considerably between 
2010 and 2011, before falling back in 2012, although not to 2010 levels.  The other 
noticeable factor is that Breckland incomes are lower than incomes from the wider study 
area in 2010 and 2012 – although they were almost equal in 2011.  The figures for 2012 
were £212 per week for Breckland compared to £220 for the wider study area. 
 

Chart 4.1.19: Income of new social tenants in Breckland and the wider study area,  
2010-12 
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Chapter 4.2 – The Housing Stock 
This section is intended to provide a snapshot of the type of housing available within our 
area, and how it is being used.  Our aim is to examine the overall adequacy of stock, and its 
condition. 
 
Dwelling profiles 
As part of a Housing Market Assessment, the level of existing stock in the district should be 
established.  This section looks at the existing stock, and breaks it down by type and tenure.  
We also investigate a breakdown by council tax band, and take a case study approach to the 
social housing in Breckland. 
 
Table 4.2.1 below shows that Breckland had 59,170 total dwellings in 2011.  Of these, 14% 
were within the social sector, and 86% in the private sector – whether owned, or rented out 
privately.  The social sector is smaller in Breckland than in the wider study area, where 
16.2% of dwellings were social rented.  The wider study area’s social sector is closer in size 
to the regional and national average, where 16% (East of England) and 18% (England) of 
dwellings are socially rented. 
 

Table 4.2.1: dwelling stock in the study areas, 2011 

 Breckland Wider study area East of England England 

Total dwellings 59,170 425,570 2,519,700 22,814,000 

Social sector dwellings 8,384 68,699 405,661 4,108,653 

Private sector dwellings 50,790 356,871 2,114,000 18,705,000 
Source: ONS Neighbourhood Statistics, 2011 

 
Chart 4.2.1: breakdown of dwelling stock by tenure, 2011 
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Chart 4.2.1 above shows us that 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.  Correspondingly, they are less likely to be shared owners, or to rent – 
although a Breckland resident is more likely to live rent free than a resident of the East of 
England, or England and Wales.  Breckland shows a similar profile to the wider study area, 
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although slightly more people own their homes in Breckland than in the wider study area.  A 
wider area resident is more likely to rent socially, which is likely to be due to the high 
numbers of social rented properties in Norwich. 
 
Chart 4.2.2 below shows some similarities between the type of dwellings in Breckland and 
the wider study area – effectively, the wider study area is midway between Breckland, and 
the East of England.  Both show a high number of detached and semi-detached dwellings, 
although the wider study has area more caravans and temporary dwellings.  This is due to a 
very high proportion of caravans and temporary dwellings in King’s Lynn and West Norfolk – 
the highest proportion in the country.  Both Breckland and the wider study area have higher 
proportions of detached and semi detached houses than region and nation.  These are 
perceived to be better quality and more desirable properties by the market at large.  
Correspondingly, there are lower proportions of terraced homes, and flats – around 6% in 
Breckland compared to 22% nationally. 
 

Chart 4.2.2: dwelling stock by type, 2011 
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Chart 4.2.3 below examines dwellings by council tax band.  We see that Breckland has a 
high percentage of dwellings in Bands A-C – 78%, compared to 72% in the wider study area, 
61% in the East of England, and 65% nationally.  Breckland has particularly few dwellings in 
the highest three council tax bands, 4%, compared to 10% regionally and nationally.  Whilst 
this is may indicate housing is more affordable, it could also indicate older or otherwise 
unsatisfactory housing. 



 31 

Chart 4.2.3: dwelling stock by council tax band, 2011 
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‘I’m not very pleased that 4 houses out of 22 houses on the street are paying a lower council 
tax band!’  – Comment from primary survey respondent 
 

Chart 4.2.4: heating, overcrowding, and shared spaces, 2011 
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Chart 4.2.4 looks at three issues in housing.  The red bars (LH scale) show the number of 
homes without heating across our study areas, and is used as a proxy for poor quality 
housing in the market.  We see that Breckland, the wider study area, and the East of 
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England all show around 2% of homes without heating.  This is lower than the figure for 
England and Wales, which is 3%.   
 
The blue bars (LH scale) look at overcrowded households, where the household has at least 
one room fewer than it requires.  Again, there is a high degree of commonality between 
Breckland and the wider study area, with Breckland at 4.3%, and the wider area at 4.5%.  
This is considerably lower than the 6.5% overcrowding for the East of England, and the 8.5% 
seen across England and Wales. 
 
Finally, the yellow line looks at the number of dwellings with two or more households.  Both 
this and the number of overcrowded households are used as a proxy for a market failing to 
meet the needs of its residents – where through poor housing, overheating, or inflexibility.  
Breckland has a very low prevalence of households sharing dwellings, at less than 0.01%.  
The wider study area has a much higher result, at 0.03%.  This rises steeply when the region 
(0.04%) and England and Wales (0.1%) are considered. 
 
Chart 4.2.5 shows the breakdown of existing social housing stock in Breckland.  A good 
variety of type and size of social stock benefits the housing market, allowing the flexibility for 
social tenants to move and have options.  The most prevalent house type is 3-bedroom 
houses, at 37% of total stock.  1-bed properties (pink-red colours) account for a total of 21% 
of the stock in Breckland.  2-bed properties (green colours) account for 37%, with 3-bed 
properties (blue colours) 38%.  This shows a high level of diversity among house types, 
although there are weaknesses, such as the comparative lack of larger bungalows. 
 

Chart 4.2.5: breakdown of social housing stock in Breckland by size and type 
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Stock condition 
The overall supply of properties is influenced by factors other than simple numbers.  A 
property can only function as a suitable dwelling if it meets the minimum standard of quality 
so that its occupants are kept safe, warm, dry, and have access to the required facilities. 
 
‘We live in a 17th century house and have huge problems with heating it.  Given that it is 
listed we have very little hope to improve the insulation’ – comment from primary survey 
respondent   
 

Table 4.2.2: energy and hazard rating in private sector properties 

 Breckland Wider study 
area 

East of 
England 

Private sector properties – SAP rating E or 
below 

46% 22% 13% 

Category 1 hazard dwellings 8.22% 5.01% 8.41% 

Category 1 hazard dwellings improved by 
local authority in last year 

1 in 117 1 in 116 1 in 81 

Source: ELASH, 2011 

 
Table 4.2.2 above looks at properties with poor energy efficiency (low SAP rating), and 
properties with Category 1 hazards (a serious defect requiring attention from the local 
authority.)  The housing market in general benefits from a low proportion of Category 1 
hazard dwellings, and a high SAP rating.  This is because these two factors would reflect a 
well maintained, warm housing stock, with little requirement for people to move on due to 
disrepair. 
 
The data shows that Breckland has more inefficient private sector properties than the region, 
and the wider study area.  This is likely to be related to mains gas availability, which has a 
strong effect on SAP rating.  The table also looks at dwellings with Category 1 hazards.  
Breckland’s prevalence of these dwellings is similar to that seen across England, but higher 
than seen in the wider study area.  Breckland Council directly improved 1 in 117 of these 
properties over the year 2010-11, the latest for which figures are available.  This compares 
to 1 in 116 for the wider study area, and 1 in 81 for the region as a whole. 
 
In 2006/7, David Adamson Ltd. undertook a comprehensive stock condition survey for 
Breckland Council.  This report has not yet been superseded.  The district was split into five 
sub-areas, and a total of 54,445 units of accommodation were observed, across the district.  
Due to the age of this report, this figure will differ from the others seen in this report, however 
the insight the Stock Condition Survey provided is still felt to be valuable. 
  

Table 4.2.3: decent and non-decent homes, Breckland 

 Swaffham 
& Rural W 

Dereham 
& Rural N-

E 

Central 
& 

Watton 

Attleborough 
& Rural S-E 

Thetford Total 

Decent 
homes 

90.9% 80.5% 83.0% 83.0% 77.8% 82.8% 

Non-decent 
– category 1 

hazards 

3.2% 8.1% 2.6% 9.2% 6.2% 6.0% 

Non-decent 
– disrepair 

3.2% 1.3% 11.1% 4.5% 10.7% 6.0% 

Non-decent 
– facilities 

2.8% 10.1% 3.3% 3.2% 5.4% 5.2% 

Source: David Adamson, Stock Condition Survey, 2007 
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Table 4.2.3 above shows that the level of decent homes across Breckland varied from 78% 
in Thetford, to 91% in Swaffham & Rural West.  Again, a high level of non-decency reflects a 
stock in poor condition, likely to lead to residents seeking to move on, and risking 
abandonment and empty homes – effectively low level market failure.  Reasons for non-
decency varied by area, with Swaffham and Rural West spreading across the three 
categories.  Dereham & Rural North-East homes tended to be non-decent for poor facilities.  
Category 1 hazards were the most common reason for non-decency in Attleborough & Rural 
South-East homes.  In contrast, disrepair was the most common reason in Central & Watton, 
and Thetford homes. 
 
Table 4.2.4 below examines the build date of stock in Breckland, together with the 
prevalence of empty homes.  Thetford, and Central/Watton had the highest rate of empty 
homes, with Swaffham & Rural West having the lowest. 
 
The majority of properties in Breckland were built after 1965, around 72% falling within this 
time span.  Swaffham & Rural West saw almost two-thirds of homes build between 1965 and 
1981, whereas Central & Watton saw its rapid growth in the 1980s and 1990s.  Older, pre-
1945 properties were most likely to be seen in Dereham & Rural North-East, and 
Attleborough & Rural South-East. 
 

Table 4.2.4: empty homes and build dates, Breckland 

 Swaffham 
& Rural W 

Dereham & 
Rural N-E 

Central 
& 

Watton 

Attleborough & 
Rural S-E 

Thetford Total 

Empty 
properties 

2.2% 3.2% 7.2% 3.3% 4.7% 4.2% 

Built pre-
1945   

8.3% 14.7% 11.9% 14.2% 10.0% 12.1% 

Built 1945-
64 

13.8% 10.2% 19.1% 15.8% 16.0% 14.8% 

Built 1965-
81 

63.8% 42.1% 32.2% 36.8% 48.8% 43.8% 

Built post 
1981 

14.2% 33.0% 36.8% 33.2% 25.3% 29.3% 

Source: David Adamson, Stock Condition Survey, 2007 

 
Shared housing and communal establishments  
This section is included as shared housing forms an important source of housing for several 
household groups.  Residents are more likely to be vulnerable – the elderly, or the young 
starting out in their first shared home.  ‘Communal establishments’ covers everything from 
shared houses to care homes and hospitals.   
 
Chart 4.2.6 below shows residents of communal establishments in our study area.  The main 
point if interest is the higher number of residents of private care homes in Breckland.  This is 
particularly pronounced for private care homes without nursing.  Breckland and the wider 
study area also see fewer residents of hospitals than nationally, although this is now a small 
group.  Correspondingly, there are fewer residents of shared housing in Breckland, although 
more in the wider study area. 
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Chart 4.2.6: Residents of communal establishments in Breckland and study area, 2011 
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Source: ONS, 2011 Census 

 
Table 4.2.5 below examines houses in multiple occupation in the region and study area.  
HMOs are properties which are shared by more than one household, and where common 
areas exist.  Whilst they provide flexibility and low cost accommodation in the housing 
market, they can also be of poor quality, and are regulated for this reason.  If they have more 
than five occupants, spread over three or more storeys, they are subject to mandatory 
licensing under the Housing Act.  Although Breckland has a significant number of HMOs, 
only a small minority are subject to licensing, and none of these had Category 1 hazards – a 
hazard where the local authority is required to take action.  The wider study area has a 
similar average number of HMOs, but a higher licensable proportion.  This is repeated 
across the region as a whole. 
 

Table 4.2.5: Houses in multiple occupation 

 Breckland Wider study area East of England 

Total HMOs 378 3,443 27,397 

Licensable HMOs 7 241 2,800 

HMOS with Category 1 hazards 0 22 395 
Source: ELASH, 2011 

 

Chapter 4.3 – The active market 
This section looks at the current housing market, and trends in it.  It aims to give an overall 
indication of changes in demand over time, and identify any evidence found of market 
failure, such as volatility.  Current demand for housing is notoriously difficult to quantify, and 
the market has seen considerable changes over the period since the last HMA was 
produced. 
 
The data in this section does not provide an overall picture of housing need, as the needs of 
those excluded from the market are not taken into account.  A full assessment of housing 
need is set out in a later chapter. 
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The cost of buying or renting a property 
House prices are one of the key issues in a housing market.  By definition, in a pure market 
system prices adjust to balance supply and demand.  The housing market is rather more 
complicated than this, with other issues, such as the supply of credit, affecting the rise and 
fall of prices.  This section looks at current prices, and how they have moved in recent years. 
 
Figure 4.3.1 below shows something of an east/west split in current Breckland housing 
prices, with all but one of the wards showing a high price on the eastern side of the district.  
At the same time, all of the wards in the cheapest price bracket are in towns.  The lower 
quartile price is a key one for market affordability, as it looks at properties that are typically 
affordable to the first time buyer.  For comparability, the lowest price category (£109,136) 
equates to £128 per week, while the highest (£163,354) equates to £193 per week.  Some 
caution should be exercised in placing great reliance on these figures, as sample sizes are 
likely to be small.  However, they are useful in providing wider context as to where are the 
‘hot spots’ within the district. 
 

Figure 4.3.1: current lower quartile prices in Breckland 

 
Source: Hometrack, 2013 

 
Figure 4.3.2 below widens the analysis of lower quartile prices to the wider study area.  The 
same comment applies as above – sample sizes are likely to be small in many areas.  
However, the context and background are of interest in aiding our overall analysis.  The 
lower quartile is included as a good proxy for entry level housing; being the 25% percentile 
when prices are listed from cheapest to most expensive.  It should be noted that the colours 
rebase when this is done; this means that values differ slightly from the purely Breckland 
view.  This demonstrates that a large percentage of the most expensive properties are found 
in the coastal wards of North and West Norfolk.  A further cluster is seen in the south east, 
on the borders of Breckland and South Norfolk.  A final cluster exists in the east Broadland 
villages, near to the broads themselves.  By contrast, most of the cheaper properties are 
seen in the Breckland towns and the area around Fakenham.  Large parts of King’s Lynn 
and West Norfolk, away from the coast in the southern areas, are also lower cost.  For 
comparison, the lowest cost band of £115,092 equates to £136 per week.  The highest cost 
band of £177,426 equates to £217 per week. 
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Fig 4.3.2: lower quartile prices in the wider study area 

 
Source: Hometrack, 2013 

 
‘The houses on the estate that I like are cheaper than anywhere else I have lived in the 
country.  The estate is good if you have a car or work locally but otherwise is far from 
amenities’ – comment from primary survey respondent 
 
Figure 4.3.3 below examines the four ‘travel to work’ areas covering the majority of the wider 
study area.  This shows that, at this broad a level, there are no substantial differences 
between prices in the different ‘travel to work’ areas. 
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Figure 4.3.3: lower quartile prices in travel to work areas 

 

Source: Hometrack, 2013 

Chart 4.3.1 below shows the weekly cost of different types of property across the wider study 
area.  In the wider study area, only Norwich has Local Authority properties, so there are no 
other entries in this category.  Unsurprisingly, the cheapest forms of housing are Local 
Authority and Housing Association properties, with costs fairly consistent across the wider 
study area.  A 40% share via Homebuy also comes in at a consistently low cost across the 
study area, with costs around £120-£140 per week.  Intermediate rent comes in at a similar 
cost, other than in Forest Heath and St Edmundsbury, where costs are notably higher.  
Forest Heath and St Edmundsbury also have higher costs for private rentals.  This is likely to 
be due to the presence of airbases in the area leading to a very strong market.  In all other 
parts of the market area, private rental costs are around £150 per week. 
 
Lower quartile re-sales are clustered around £150-£170 per week, except in Breckland and 
King’s Lynn where they are cheaper.  This pattern is repeated for average re-sales, which 
cluster around £190-£210 per week, again with lower costs in Breckland and King’s Lynn.  
The most volatile measure is new build properties, where costs are very low in North Norfolk, 
and noticeably low in King’ Lynn.  However, they cluster around the £200 per week level in 
the other areas, with Norwich spiking to £250 per week.  It is interesting to note there is very 
little gap between average re-sales and average newbuild properties, other than in Norwich. 
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Chart 4.3.1: weekly property costs in wider study area, 2012 

 
Source: Hometrack, 2013 

 
Chart 4.3.2 below extracts only the Breckland data, for the purposes of closer examination.   

 
Chart 4.3.2: weekly property cost in Breckland, 2012 

 
Source: Hometrack, 2013 

 
‘The rent on my property is far too expensive; the houses have just been built and are 
already in very poor condition.  I have a service charge on top ... that is for cleaning of 
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communal area....  Although I live on a building site still I have had my windows cleaned I 
don’t have a communal area’ – comment from primary survey respondent. 
 
Chart 4.3.3 above shows the same dataset, split by Travel to Work Area.  Again, this 
demonstrates a higher price for rental property in Thetford & Mildenhall, and Bury St 
Edmunds – covering Forest Heath and St Edmundsbury.  The highest open market resale 
prices are also seen in the Bury St Edmunds Travel to Work Area.  Once again, Bury St 
Edmunds has the highest new build prices in the area, stretching as it does almost to the 
London Commuter Belt. 

 
Chart 4.3.3: Weekly cost for a 3-bed property, by travel to work area 

 
Source: Hometrack, 2013 

 
Chart 4.3.4 below shows lower quartile market prices for Breckland, the wider area, and the 
region.  As noted before, the lower quartile is felt to be a useful measure for indicating entry 
level to the market.  These have been converted to weekly costs and presented as a time 
series.  The Breckland prices peaked at £153 in 2008, before falling considerably in 2009.  A 
rise in 2010 didn’t restore then to 2008 levels, and they have remained relatively static since, 
currently sitting at around £147.   
 
The picture is similar, albeit with greater degrees of movement, for the wider study area; the 
main difference being a rise in 2012, rather than steady figure seen in Breckland.  Again, 
when the region is examined, there is the same shape of profile.  However, the 2010 rise 
took prices above 2008 levels, and subsequent falls have left prices at around 2008 level of 
£176 per week.  At no time do Breckland prices overlap with those of the wider area, nor do 
wider study area prices overlap with the region. 
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Chart 4.3.4: lower quartile prices, Breckland, wider study area and region, 2008-12 
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Source: Hometrack, 2013 

 
‘If I sold my house today, I doubt I would achieve the price I paid for it’ – comment from 
primary survey respondent 
 

Chart 4.3.5: average (mean) prices, Breckland, wider study area and region, 2008-12 
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Source: Hometrack, 2013 

 
Chart 4.3.5 above repeats the above analysis, but considers the average market price.  The 
graph shapes are similar, with falls between 2008 and 2009, recovery in 2010, and then 



 42 

stagnation or falls since 2010.  Breckland prices have not recovered to the level seen in 
2008, and fell back in 2012.  Wider study area prices show a slightly more optimistic picture, 
with only a small fall in 2012, but are still some way below 2008 peaks. 
 
Again, the notable performer is the East of England.  Average prices fell sharply from 2008-
9, but recovered well in 2010, and have since remained above 2008 levels.  As seen with the 
lower quartile prices, there is no overlap between the three price series, although 2009 saw 
only a £2 per week difference between Breckland, and the wider study area. 

 
Affordability 
This section examines the ability of people to purchase houses in Breckland and the wider 
study area.  Neighbourhoods do vary in their affordability, even within quite small areas.  
However, a wider unaffordability can lead to difficulty in recruiting or retaining workers, and a 
high dependency on housing benefit and social housing. 
 
Table 4.3.1 below shows that affordability ratios in Breckland are very similar to those seen 
in the wider area.  They are slightly better than those seen regionally.  This table examines 
the ratio between a house price and one average salary.   
 

Table 4.3.1: affordability ratios in Breckland and the wider study area 

 Breckland Wider area East of England 

Mean price to earnings ratio 6.8:1 7.0:1 7.5:1 

Lower quartile price to earnings ratio 7.5:1 7.5:1 7.8:1 
Source: Hometrack, 2013 

 
Fig 4.3.4: median housing price to income ratio 

 
Source: Hometrack, 2013 
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However, many households have more than one earner.  Figure 4.3.4 above examines 
household affordability in more detail.  This details the ratio for median house prices to 
income ratio – looking at household income – for the whole wider study area.  This map 
shows Breckland and Forest Heath were the two cheapest areas, with North Norfolk the 
most expensive. 
 
 ‘Work very hard to get a mortgage on our property and proud for our family. Feel that it’s 
very hard if not impossible to get help with our housing costs because of being a working 
family with a mortgage’ – comment from primary survey respondent   

 
Fig 4.3.5: lower quartile housing price to income ratio 

 
Source: Hometrack, 2013 

 
Fig 4.3.5 above shows lower quartile prices across the study area.  Please note the colours 
represent different multipliers to the above map.  The lower quartile is again used as 
representing the crucial entry level point into the market.  This shows Breckland and Forest 
Heath to be the more affordable parts of the wider study area, when household income is 
taken into consideration.  The least affordable areas are around Norwich, where there is 
likely to be competition from people commuting into the city.  As we have previously seen, 
the lower quartile is crucial to the market, as it represents a typical entry point for a first time 
buyer. 
 
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-
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. 
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Chart 4.3.6: detailed affordability in Breckland 

 
Source: Hometrack, 2013 

 
Table 4.3.2 below looks at the mean incomes and savings by area, and calculated the 
mortgage potential of a theoretical buyer who has the average for both these measures.  
The final two columns look at the mean equity, and the mortgage potential of a buyer having 
average income, savings and equity.  It assumes that the maximum mortgage is taken out, 
all savings are used for the purchase, and all equity in cases where that exists. 
 

Table 4.3.2: 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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The data shows that the average Breckland household has a first time buyer mortgage 
potential of £75,200.  Five of the sub-areas have levels below this, as low as £53,800 in 
Swaffham, with the highest figure being £93,200 in Rural South East.  Most of these 
potential figures would purchase the lower quartile Breckland flat (£69,600) – in areas where 
they exist, as flats are not common in all areas.  However, they would leave the potential 
buyer somewhat short of the typical Breckland lower quartile terrace, at £100,500 
 
The existing owner-occupier mortgage potential shows a similar spread, with £178,200 being 
the average potential of a Breckland household.  Four of the sub areas – all of the towns 
except Attleborough – are below this, with Thetford the lowest at £128,600.  In all areas, the 
average Breckland terrace would be affordable to this buyer, with its average cost being 
£121,730.  This theoretical buyer could also afford the average Breckland semi-detached 
house (£153,828) in all areas except Thetford and Swaffham.  However, the average 
Breckland detached property (£213,323) would only be affordable in two of the ten sub-
areas, namely Rural North West and Rural South East. 
 
Finally for this section, table 4.3.3 below examines unaffordability in Breckland.  This is set 
out by income group.  For technical reasons, these figures can be considered to be a 
minimum, as they may be a slight underestimate. 
 

Table 4.3.3: 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. 
  
‘A mortgage doesn’t make you wealthy as it is made out by a lot of people’ – comment from 
primary survey respondent 
 
Overcrowding and under-occupation 
Overcrowding and under-occupation are included in a Housing Market Assessment to give 
an indication of possible household moves.  An under-occupying household may wish to 
downsize, in certain circumstances, while an overcrowded household is likely to wish to 
move, or to be concealing households.  Throughout this section, a household is regarded as 
being overcrowded if they have an occupancy rating of -1, i.e. one bedroom fewer than 
needed.  An under-occupying households is one with an occupancy rating of +2, i.e. two 
more bedrooms than needed. 
 
Table 4.3.4 below shows that, across all tenures, under-occupation is more common than 
overcrowding.  However, renters are 3-5 times more likely to be overcrowded than owner 
occupiers.  Conversely, owner-occupiers are 3-4 times more likely than renters to under-
occupy. 

 
Table 4.3.4: 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 
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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. 
 

Table 4.3.5: 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 

 
‘There are a lot of the council houses with three bedrooms that only have one occupant’ – 
comment from primary survey respondent   
 
On a more local level, as seen earlier, we are able to show overcrowded households, with 
up to date data from the Census.  However, the Census has now dropped the question on 
under-occupation, so we are unable to break down further than the national data seen 
above.  Table 4.3.6 below shows that Breckland and wider area households are significantly 
less likely than regional or national households to be overcrowded, or sharing their dwelling 
with another household.  Breckland households are less likely than wide market households 
to be overcrowded or multi-occupying. 
 

Table 4.3.6: overcrowded and multi-occupancy households 

 Breckland Wider study 
area 

East of 
England 

England & 
Wales 

Overcrowded households 4.3% 4.5% 6.5% 8.5% 

Two or more households in 
dwelling 

0.01% 0.03% 0.04% 0.1% 

Source: ONS, Census 2011 

 
Vacancies, available supply, and turnover 
The purpose of including this data is to measure the ‘flow’ of housing in an area – such as 
whether properties are selling quickly or remaining on the market.  This is a good indicator of 
whether there is a high level of supply in the market. 
 
Figure 4.3.6 below looks at turnover for 2012, across the wider housing study area.  We see 
there are few areas where turnover reached 4%, or once in 25 years, with only six wards in 
Breckland achieving this – three rural and three towns.  There are a number of wards where 
turnover is less than 2%, or properties changing hands once every 50 years.  This is most 
common in very rural areas.  As we saw before, where ward-based data from Hometrack is 
used, a degree of caution should be applied, due to the small sample sizes in some areas.  
However, this is less relevant in this case – as the smallness of the sample size is part of the 
analysis. 

 



 47 

Fig 4.3.6: annual turnover in the wider study area, 2011 

 
Source: Hometrack, 2013 

 
Chart 4.3.7: annual turnover by property type, Breckland 

 
Source: Hometrack, 2013 
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Chart 4.3.7 above shows the turnover of properties in Breckland, providing a time series.  It 
should be noted that 2013 data is still in the very early stages.  This chart demonstrates a 
slow recovery in property sales from the low point of 2008, albeit with a slight reduction in 
2012 compared to 2011.  Detached properties are consistently the biggest sellers in 
Breckland, with very few flats sold, which is in line with the general stock profile. 
 
Chart 4.3.8 above shows the annualised turnover of properties in the social housing sector.  
This demonstrates that the average turnover is just over 7.5%, or once every 13-14 years.  
Smaller properties had a faster turnover, with 2-bed properties changing occupant 
approximately every 5 years.  However, no 5- or 6-bed houses were let during the entire 2-
year period of the study, and the turnover of 4-bed houses, and 3-bed bungalows and 
houses, was below average. 

 
Chart 4.3.8: annualised property turnover in Housing Association stock in Breckland, 

2010-12 
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‘One house that has been empty for the whole of the time we have lived here is supposedly 
owned by a developer’ – comment from primary survey respondent. 
 
Chart 4.3.9 below shows that the time taken to sell a property in the market area is 
extremely variable.  South Norfolk properties currently take the least time to sell, although 
this has proved extremely volatile.  St Edmundsbury and Forest Heath are the most 
consistent performers, at around 8-10 weeks.  Properties in North Norfolk and Norwich 
currently take the longest to sell, at around 15 weeks.  However, it is noticeable that the time 
taken to sell properties in the wider market area has generally reduced over the past two 
years.   
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Chart 4.3.9: Time to sell in Breckland and the wider study area 

 
Source: Hometrack, 2013 

 
Chart 4.3.10: change in supply and demand 

 
Source: Hometrack, 2013 

 
Chart 4.3.10 above again turns our focus to Breckland, demonstrating a reasonable balance 
between supply and demand in the district, with newly registered properties and buyers 
generally in step.  The large increase in buyers at the start of 2012 corrected the seasonal 
fall as Christmas 2011 approached, and was in turn matched by an increase in properties as 
the spring arrived.  A similar pattern is beginning to appear for 2013, with buyers and 
properties both having taken upwards movements in February and March. 
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Chapter 4.4: Bringing the evidence together 
The evidence we have gathered in the earlier parts of the assessment provides an insight 
into the current market, trends and economic context.  We have also investigated housing 
demand and the existing stock.  The following sections now draw this evidence together and 
examine the implications for policy moving forwards. 
 
Market characteristics 
The table below highlights the main market characteristics of Breckland and the wider study 
area.  This summarises the data we have analysed in the previous sections.  It demonstrates 
that Breckland and the wider area have a great deal in common, with the differences 
between them being relatively small.  They are much less significant than the differences 
between our study area and the East of England, or England and Wales.  This is because 
the market area is predominantly rural, attractive to retirees, and based in agriculture and 
manufacturing, all of which makes it considerably different from the region or nation as a 
whole. 
 

Table 4.4.1: Characteristics in Breckland and the wider market 

Breckland Wider study area 

Very rural market – whole district is R-80 
classification – the most rural 

Less rural than Breckland, but majority still in 
R-80 

Population rising in line with regional and 
national picture 

Population rising in line with regional and 
national picture 

Fewer young people and more old people 
than East of England, and national picture 

Fewer young people and more old people 
than East of England, and national picture.  
More old people than Breckland 

Population more likely than average to be 
married or cohabiting 

Population more likely than average to be 
married or cohabiting.  Very low single 
population. 

Much higher White British population than 
region, or England and Wales 

Much higher White British population than 
region, or England and Wales 

Lower than average number of residents 
born outside of UK.  More likely than average 
to have lived here for long period. 

Lower than average number of residents 
born outside of UK. 

Employed people close to average.  Fewer 
students and self employed.  More retired 
people. 

Very similar to Breckland – slightly more 
retired people, slightly fewer ‘other. 

Lower percentage of higher paying jobs Percentage of high paying jobs higher than 
Breckland, but lower than region & nation 

Much more likely to work in agriculture and 
manufacturing.  Much less likely to work in IT 
or finance. 

More likely than national average to work in 
agriculture and manufacturing, but less likely 
than Breckland residents. 

Weekly incomes lower than wider study area, 
region and nation, across board 

Incomes higher than Breckland, but lower 
than region or nation 

New social tenants have lower incomes than 
in wider study area 

New social tenants have higher incomes 
than in Breckland 

More likely to owner occupy, less likely to 
socially rent 

More likely to owner occupy and less likely 
to socially rent than Breckland, region or 
nation 

More than double national average of 
detached houses.  Less than half national or 
regional average of flats 

Very similar profile to Breckland 

Higher proportion of lower council tax band 
stock than wider study area, East of England, 
or England and Wales 

Higher proportion of lower council tax band 
stock than East of England.  Very similar to 
England and Wales 
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Less overcrowding or sharing homes than 
region or nation 

Fewer overcrowded homes than region or 
nation, but more than Breckland 

2½ times regional average for poor energy 
efficiency in private sector 

3½ times regional average for poor energy 
efficiency in private sector 

Less shared housing, more residents of care 
homes than East of England or national 
picture 

Less shared housing, more residents of care 
homes than East of England or national 
picture 

Housing costs at lower quartile typical of 
wider study area 

Housing costs at lower quartile similar to 
Breckland 

Lower quartile purchase prices £10 per week 
cheaper than wider study area, £28 cheaper 
than region 

Lower quartile purchase prices £10 per 
week more expensive than Breckland, £18 
per week cheaper than region 

Affordability ratios similar to wider area and 
region 

Affordability ratios similar to Breckland and 
region 

Properties take around the same time to sell 
as in wider study area 

Properties take around the same time to sell 
as in Breckland 

 
Trends and drivers 
The section examines and summarises the changes that are taking place over time, both 
demographically, and in the housing market.  Identifying the changes which have occurred in 
the past will assist with looking forward, and estimating changes which are likely to occur in 
the future.   
 
Demographically, they key drivers have been a steadily rising population, and a rise in 
number of older people.  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.   
 
A further demographic factor worthy of separate consideration is migration.  This was 
touched on in the previous paragraph – noting the high number of retired people in the area.  
In the wider study area, it is quite common for people to retire to the coastal areas from the 
places where they have worked.  In many cases, house prices in the wider study area are 
lower than seen in London and the South-East.  This allows people to release equity from 
their previous properties, but still remain within an easy travelling distance of family and old 
friends.  This is less of an issue for Breckland than the wider study area, as there are fewer 
areas attractive to retirees. 
 
The economic situation has seen great changes since the last Housing Market Assessment.  
In 2007, when that was written, unemployment was at a low level, and economic growth was 
positive, although slowing.  Since then, we have endured a deep recession, with output still 
below 2008 levels, and much higher levels of unemployment.  The low levels of financial 
employment seen in Breckland and the wider study area have meant a degree of insulation 
from the job losses in this sector.  However, the manufacturing sector has also suffered; this 
is one of the predominant sectors in Breckland, and strong in the wider study area.  Tourism 
has also suffered in the recession; this is one of the stronger employers in the wider study 
area, although not so much in Breckland. 
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Another aspect of migration is out of country migration.  The Census data shows that 
Breckland and the wider study area both have a lower than average proportion of people 
who were born outside of the UK.  The same is true for people with ethnic origins other than 
White British.  However, the numbers are rising, with high numbers of arrivals from Eastern 
Europe and Portugal over the past ten years.  These arrivals are usually genuine migrant 
workers exercising treaty rights open to all EU residents.  Although Britain has suffered a 
longstanding slowdown and recession, our economy remains stronger than many in Europe, 
and there is therefore no reason to presume this inflow will slow or stop.  The only 
circumstances in which this may occur are if there is a change in relationship between 
Britain and the EU.  If this occurs, it is likely to be towards the end of the planned five year 
life of this document. 
 
Another factor that looks considerably different from the 2007 survey is house prices and 
demand.  At that time, house prices were continuing to rise, in spite of constant predications 
that the market had peaked.  Since then, the widely predicted collapse in 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. 
 
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 
Based on all the above, it is clear that leaving the market to make its own way will not be an 
option for Breckland.  To do so would be likely to lead to a market ill equipped to meet the 
future challenges of demographic change.  In particular, the overall rise in population will 
require development to continue, and such development will need to be enabled.  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. 
 
However, it is also clear that, in many areas, the market is close to meeting needs, and 
requires little or no intervention.  There are no significant areas of low demand in Breckland, 
or the wider area, requiring significant intervention to overcome collapsing prices.  There are 
no overheating areas – other than a few very fashionable villages in the wider study area – 
where affordability is a critical problem even to those on reasonable incomes.  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.  This would occur through housing 
taking too large a percentage of household spending, and making people averse to changing 
jobs.  At present, this is not felt to be a high risk. 
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Chapter 5: The future housing market  
In this chapter, we will seek to estimate the levels of future housing demand across the 
whole of the housing market.  It will be noted that this chapter is considerably slimmer than 
the previous chapter.  This is because hard evidence about the current market is abundant.  
Reliable and well-considered projection of the future is harder to obtain.  The four sections 
below set out the data gathered, and draw it together to develop the high level outputs and 
messages.  This will feed into the overall market analysis. 
 
Chapter 5.1: Indicators of future demand 
Projecting changes in future numbers of households 
This section investigates the projected future population, and the likely increase in numbers 
and demand for housing that will be seen across Breckland and the wider study area.  Table 
5.1.1 below shows that Breckland has seen a 22% rise in population from 1991-2011.  This 
is projected to rise by a further 9.5% over the next decade.  By contrast, the English 
population rose by 12% over the past 20 years, and is projected to rise by 8.5% over the 
next decade.  The East of England has seen a 16% rise over the past 20 years, but is 
projected to see a larger rise, 10%, over the next decade.  The wider housing study area 
saw a 16% rise over the previous 20 years, however the next decade is projected to almost 
match Breckland, with a rise of 9%.  This rise in population will lead to an increased demand 
for housing, and this is explored in more detail below with an examination of household 
numbers. 
 

Table 5.1.1: total population in the study area, 1991-2021 

 Breckland Wider study 
area 

East of 
England 

England 

1991 population 107,200 804,482 5,056,200 47,055,200 

2001 population 121,400 859,621 5,388,100 49,138,800 

2011 population 131,000 931,367 5,862,000 53,107,000 

2021 population 
(projected) 

143,400 1,013,846 6,458,000 57,688,000 

ONS: Census and population projection, 2001-11 

 
Table 5.1.2: Population projection, 2011-2031, thousands 

 Breckland Wider study area East of England 

2011 – all scenarios  132.6 946.0 5954.7 

    

2021 – baseline 146.0 1038.1 6430.1 

2021 – high migration 147.4 1051.4 6520.3 

2021 – lost decade 146.2 1035.6 6405.1 

    

2031 – baseline 158.1 1112.5 6885.3 

2031 – high migration 159.8 1134.3 7059.8 

2031 – lost decade 158.7 1111.8 6866.3 
Source: East of England forecast model, 2013 

 
Table 5.1.2 above shows a population projection, as calculated by the East of England 
forecasting model.  This is a model which consists of three different scenarios, and will be 
used for a number of tables within this chapter.  The baseline scenario has been produced 
for some time, and is still considered to be the most likely outcome by Oxford Economics, 
who produce the model.  However, two further scenarios have recently been added.  The 
‘high migration’ scenario assumes inward migration continues at its recent average level of 
200,000 per year, rather than falling to the long term estimate of 90,000 envisioned by 
government policy.  The lost decade scenario assumes that economic growth is only 1.4% 
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until 2017, compared to the 2.4% envisioned originally.  Coupled to the five years of poor 
growth already experienced, this would create a lost decade of sluggish overall growth. 
 
Table 5.1.2 shows significant projected population growth in Breckland over the next two 
decades, whichever model is used.  In the high migration option, the growth is 11.16%, 
whilst it remains over 10% in the other two models.  This is higher than the growth forecast 
for the wider study area, which varies from 9.5% to 11.1% depending on which model is 
used.  The projected growth is lower for the East of England, with 7.6% to 9.5% forecast, 
again depending on which model turns out to be the closest to reality.   
 
A similar pattern is apparent for the 20 year forward projection, with Breckland showing a 
range of 19.2-20.5% increase in population.  The wider study area shows a forecast range of 
17.5-19.9%, with the East of England forecasts ranging from 15.6-18.6%.  As we saw 
previously, an increase in population will normally lead to an increase in demand for 
housing, requiring additional provision.   
 
Chart 5.1.1 below examines the projected population of Breckland from 2011-2021.  It is split 
into 10-year age bands, grouping together those of similar ages.  From this, we see that 
numbers in the population below the age of 49 are projected to be relatively constant over 
this decade; although with some internal movement within the different bands.  However, all 
bands aged 50+ see growth across the period, with those aged 50-59 and 70-79 seeing the 
most rapid growth. 
 

Chart 5.1.1: Breckland population, in 10 year age bands, 2011-21 
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Source: ONS, SNPP, 2011 

 
Chart 5.1.2 below examines the projected age profile of Breckland in 2033, compared with 
2008.  All age groups have increased in size during this period, although very marginally in 
some of the younger age groups.  The projection shows a considerable increase in all age 
groups aged over 60.  In particular, the three oldest age groups more than double in size – 
with a 400% increase in people aged over 90, rising from 1,000 to a total cohort of 5,000. 
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Chart 5.1.2: 2033 projected age profile compared with 2008 
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Source: How Many Homes, What Households Where model, 2013 

 
Table 5.1.3 below, again taken from the East of England Forecasting Model, examines the 
projected change in working age population over the same 20 year forecast.  We see that, 
for Breckland, the projected rise for the first 10 years up to 2021 varies from 12.0% up to 
14.6%, depending on the model selected.  For the wider study area, the projected increase 
up to 2021 varies from 11.9% up to 13.4% on the most optimistic projection.  For the East of 
England, the projected growth is 10.3% on the most pessimistic projection, rising to 14.1% 
on the most optimistic.  This follows the pattern seen for the overall population projection, 
where the estimated growth for Breckland is higher than that seen in the wider study area, or 
the East of England.   
 
 

Table 5.1.3: Working age population projection, 2011-2031, thousands 

 Breckland Wider study area East of England 

2011 – all scenarios 74.7 546.7 3521.8 

    

2021 – baseline 83.8 611.9 3914.7 

2021 – high migration 85.6 620.0 4019.4 

2021 – lost decade 83.6 615.4 3885.4 

    

2031 – baseline 87.9 635.3 4059.6 

2031 – high migration 91.1 663.9 4268.3 

2031 – lost decade 87.9 632.8 4035.2 
Source: East of England forecast model, 2013 

 
Turning to the 20-year projections, Breckland demonstrates a projected increase of 17.7-
22.0%, depending on which model is used.  The wider study area’s projections are for a rise 
of 15.7-21.4%, slightly lower than for Breckland.  Again, the East of England figures are 
slightly lower, with a rise of 14.6-21.2%.  This measure is an important one for the 
assessment, as the working age population will be a driver of ability to provide for one’s own 
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needs in the housing market, and a strong performance in this area is likely to have a 
positive effect on the market. 

 
Chart 5.1.3 above below shows the projected increase in the number of households in 
Breckland, from a 2011 baseline through until 2021 – this is the latest date covered by the 
current set of CLG household projections.  This shows a steady increase throughout the 
period of study, from around 55,000 households in 2011, to around 62,000 projected to exist 
in 2021.  It is clear that a rise of this level will also require sustained and steady levels of 
house building – around 700 properties per year if this estimate turns out to be accurate. 

 
Chart 5.1.3: Chart showing increase in Breckland households, 2011-2021 
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Source: CLG population projections, 2013 

 
 
Chart 5.1.4 below uses the What Households Where model again to forecast changes in the 
type of household in Breckland, projecting forward to 2033.  Significant increases are 
projected in single men, single women, and couples, continuing the trend seen from 1991 to 
2008.  Lone parent households are projected to increase at a slower rate.  By contrast, 
couples with children are projected to rise slowly, if at all.  Other households, and 
households consisting of a couple and other adults, with or without children, are projected to 
fall sharply in the period to 2033. 
 



 57 

Chart 5.1.4: Changes in household types: 1991 to 2033 
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Chart 5.1.5: : Household mix compared with comparators, 2033 
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Chart 5.1.5 above shows the projected mix of household types for the whole of the wider 
study area, although the household types are grouped into fewer categories for ease of 
reading.  We see that Breckland is projected to have the second highest number of single 
person households, with only Norwich having a higher total.  Breckland is predicted to be 
average for couple-households, with North Norfolk leading the way.  This may well be a 
reflection of the high number of people retiring to the area.  Breckland again has an average 
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projection level for smaller families, with Forest Heath and Norwich projected to have the 
highest number of this family type.  For larger families, Forest Heath again leads the way, 
with St Edmundsbury and South Norfolk also prominent, and Breckland average.  Other 
household types show a very high prevalence in Norwich – this is likely to be due to the high 
level of educational provision in the city.  Breckland once again is projected to have an 
average number of households of this type. 
 
Chart 5.1.6 below takes the same concept and source, and applies it to the wider study area.  
This demonstrates a steady increase in households, from around 405,000 in 2011 to over 
440,000 in 2021.  Steady increases are seen throughout the projection period, further 
evidencing the need for steady construction of both market and affordable housing.  On 
these projections, growth is likely to continue throughout the wider study area, throughout 
the study period. 
 

Chart 5.1.6: Household growth in the wider study area, 2011-2021 
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Chart 5.1.7 below examines the level of known population growth for Breckland and the 
wider market area, together with the forward projection to 2033.  This demonstrates a higher 
than average growth for Breckland, with a projected rise in population of just over 50% in the 
32 years from 1991.  This compares to a rise of just over 40% for the wider study area over 
the same period. 
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Chart 5.1.7: Comparison of past and projected population growth for Breckland and 
the wider study area 
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Tables 5.1.4 and 5.1.5 above examine the projected number of households in the future.  
We see that Breckland is projected to rise by an average of 700-760 households per year 
over a ten year forecast, and 690-725 per year using the twenty year forecast.  For the wider 
study area, the range is 4,850-5,510 new households over the next ten years, and 4,640-
5,165 over a period of twenty years to 2031.  Across the East of England, the range is 
27,070-31,830 households through to 2021, with the 2031 projection giving a range of 
26,720-30,845.  Clearly, an increase in households requires an increase in dwellings, and 
hence this is one of the key outputs for this document. 

 
Table 5.1.4: Household projection, 2011-2031, thousands 

 Breckland Wider study area East of England 

2011 – all scenarios 55.2 405.5 2448.3 

    

2021 – baseline 62.2 455.2 2729.5 

2021 – high migration 62.8 460.6 2766.9 

2021 – lost decade 62.3 454.0 2719.0 

    

2031 – baseline 69.0 498.3 2990.8 

2031 – high migration 69.7 508.8 3065.2 

2031 – lost decade 69.2 498.8 2982.7 
Source: East of England forecast model, 2013 
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Table 5.1.5: annualised increase in households based on household projection, 2011-
2031 

 Breckland Wider study area East of England 

2021 – baseline 700 4,970 28,120 

2021 – high migration 760 5,510 31,830 

2021 – lost decade 710 4,850 27,070 

    

2031 – baseline 690 4,640 27,125 

2031 – high migration 725 5,165 30,845 

2031 – lost decade 700 4,665 26,720 
Source: East of England forecast model, 2013 

 
Tables 5.1.6 and 5.1.7 below examine the demand for dwellings across Breckland, the wider 
study area, and the East of England.  This is obtained by projecting the past trend in 
occupancy rate, and dividing the projected population by this figure.  As such, they will tend 
towards a higher level than the household projection, due to the historically falling 
occupation levels – however these have now stabilised over the last few years.  Using these 
levels shows an increased demand of 720-780 dwellings per year in Breckland on the 10-
year forecast, with 710-750 using the 20-year forecast.  On some grounds, this is higher 
than the household projection, on others it is lower.   
 

Table 5.1.6: Demand for dwellings, 2011-2031, thousands 

 Breckland Wider study area East of England 

2011 – all scenarios 57.3 427.6 2531.6 

    

2021 – baseline 64.5 479.6 2822.0 

2021 – high migration 65.1 485.5 2860.7 

2021 – lost decade 64.6 478.4 2811.2 

    

2031 – baseline 71.5 525.9 3092.3 

2031 – high migration 72.3 536.1 3169.1 

2031 – lost decade 71.8 525.6 3083.9 
Source: East of England forecast model, 2013 

 
Table 5.1.7: annualised demand for dwellings, 2011-2031 

 Breckland Wider study area East of England 

2021 – baseline 720 5,200 29,040 

2021 – high migration 780 5,790 32,910 

2021 – lost decade 730 5,080 27,960 

    

2031 – baseline 710 4,915 28,035 

2031 – high migration 750 5,425 31,875 

2031 – lost decade 725 4,900 27,615 
Source: East of England forecast model, 2013 

 
The picture is similar for the wider study area and the East of England.  The wider study area 
shows an increase of 5,080-5,790 per year on the 10-year forecast – higher than the 
household projection forecast – and 4,900-5,425 on the 20-year forecast – again, higher.  
For the East of England, the figures are 29,040-32,910 on the 10-year projection, and 
27,615-31,875 for the 20-year projection – again higher than for the household projection.  
These figures are primarily a background addition to the SHMA, showing what may happen 
– and what additional dwellings may be required – if average household sizes continue to 
shrink as they have in the recent past. 
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Chart 5.1.8 and table 5.1.8 below examine the projected dwelling mix required in Breckland, 
looking forward to 2033.  It should be noted that this uses rooms, rather than bedrooms, as 
its size.  They key provided explains that a 1 room dwelling is a bedsit, and a 2 room 
dwelling a 1-bed property.  3 rooms indicates a 2-bed property, 5 rooms a 3-bed property, 
whilst 4 rooms is either a large 2-bed or a small 3-bed.  Similarly, 6 rooms is a large 3-bed or 
a small 4-bed, and 7 rooms a large 4-bed or a small 5-bed house. 
 
The data also examines 3 cases.  The base case assumes that household demands and 
needs do not greatly change over the period up to 2033.  The ‘extra rooms’ case assumes 
10% more households than expected desire an extra room.  The ‘extra downsizing’ case 
assumed 10% more households than expected desire to downsize.  It can be seen that even 
these small changes have a large effect on the outcomes. 
 

Chart 5.1.8: Scenarios for projected dwelling mix – baseline, increased under-
occupation, and increase downsizing 
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It should be noted that all 3 cases constrain to a provision of 652 dwellings per year over the 
period 2008-2033, which is the period used for these projections.  Table 5.1.8 below 
examines the above figures, broken down to show an average annual size requirement. 
 

Table 5.1.8: Scenarios for projected dwelling mix – baseline, increased under-
occupation, and increase downsizing 

Mix of household sizes in additional homes required during projection period     

    Chosen % 1 room 2 rooms 3 rooms 4 rooms 5 rooms 6 rooms 7+ rooms

  Base case   3 17 78 203 180 88 

  Extra rooms 10% 2 13 60 155 164 126 132

  Extra downsizing 10% 3 17 158 183 159 68 
Source: How Many Homes, What Households Where model, 2013 

 

Table 5.1.8 shows very little need for bedsit accommodation, and modest need for 1-bed (2 
rooms) accommodation.  However this should be treated with a note of extreme caution as 
the effects of the recent welfare changes are not taken into account.  Between 380 and 500 
properties would be 2- and 3-bed homes (3-5 rooms) – with the largest figure occurring 
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under the ‘extra downsizing’ scenario, which may best reflect the current reforms.  However, 
even under that scenario, there is still a sizeable need for the largest two home categories, 
of 128 homes per year. 
 
The primary data survey carried out for this HMA had a section on concealed and emerging 
households.  This data can provide an interesting counterpoint to the data seen in the East 
of England Forecasting Model – however, it is concerned only with emerging households, 
whereas the EEFM data considers all households.  Overall, 1,976 households reported that 
a household member was likely to move out over the next five years.  These households 
were evenly spread across tenures. 
 

Table 5.1.9: period of need for emerging households 

Time period Households 

Immediate 215 

Within a year 332 

1-2 years 620 

2-5 years 512 

Not specified 297 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 
The 1,976 household equate to an average of 395 per year; however data was also 
available on the time period when the household would emerge.  Table 5.1.9 above shows 
that 215 households (10.88%) were ready to emerge immediately, with 332 (16.80%) ready 
within a year. 
 
Data was also available on the relationship of the emerging household to the existing 
household; in over 90% of cases, they were a child of the household.  In 77% of cases, they 
were a single adult without children, with the category single adult with children the second 
most common category. 
 
Turning to property size, 63% of emerging households were seeking 1-2 bed properties, with 
32% seeking 3-bed homes, and 5% 4+ bedrooms.  However, 95% expected, in reality, to 
move to a 1- or 2-bedroom home.  There was a similar dichotomy with property type, with 
53% wanting a detached property, but only 31% expecting to actually acquire one.  Self-
build was considered a desirable option by 13% of the emerging households, almost all of 
whom expected to be able to afford to undertake a self-build project. 
  
Table 5.1.10 below shows the projected population aged over 65.  Breckland has seen a 
22% increase in this population from 2001-11, and is expecting a 29% increase from 2011-
21.  The wider study area saw an increase of 18% increase in the past decade, and a 26% 
increase is projected for 2011-21. 

 
Table 5.1.10: population aged over 65 in the study area, 1991-2021 

 Breckland Wider study area 

Population aged over 65 – 2001 23,300 166,016 

Population aged over 65 – 2011 28,500 195,544 

Population aged over 65 – 2021 (projected) 36,900 246,145 
ONS: Census and population projection, 2001-11 

 
The final table in this section, 5.1.11, looks at the rising numbers of very elderly people in the 
population.  We see a 41% rise in Breckland’s over-85 population from 2001-11, and 
similarly a 33% rise in this over 85 population in the wider study area.  Over the upcoming 
decade, Breckland is projected to see a 44% rise in very elderly population, and the wider 
study area a 42% rise.  Whilst many people within all these age groups will be able to meet 
their own housing need, there will inevitably be demands placed on the market to meet the 
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increased levels of demand.  These needs are likely to be greater for those over 85, who are 
least able to meet their own needs, and may need a higher level of adaptations. 

 
Table 5.1.11: population aged over 85 in the study area, 1991-2021 

 Breckland Wider study area 

Population aged over 85 – 2001 2,900 20,503 

Population aged over 85 – 2011 4,100 27,327 

Population aged over 85 – 2021 (projected) 5,900 38,711 
ONS: Census and population projection, 2001-11 

 
Future economic performance 
Again, this section is briefer than its counterpart looking at current performance, as 
projections from reasonably valid sources are more difficult to get.  Chart 5.1.9 below 
examines historic GDP performance, and shows the range of forecasts looking forward to 
2016.  This shows the small second dip seen in 2012, and projects the most likely course to 
be a steady recovery, with growth of 2-3% per year in 2015-16.  However, examining the 
paler colours shows the possibility of further contraction during 2013 and beyond, although 
this is not felt to be a strong probability.  Conversely, a growth performance of 4%+ by 2014 
is also felt to be possible, but unlikely.  Higher levels of GDP lead to increased wealth within 
the economy, and increased economic confidence.  In turn, this is likely to lead to people 
being more willing to ‘take the plunge’ and purchase properties, increasing demand within 
the open market sectors, and reducing the need for affordable housing. 
 

Chart 5.1.9: GDP performance and forecast 

 
 
Chart 5.1.10 below takes the same projection regarding inflation.  Both of these charts were 
taken from the Office for Budget Responsibility’s December report on the UK economy.  This 
shows the volatility of the CPI inflation measure over the past five years, with considerable 
swings and lengthy periods outside the Government’s target range of 2%.  Inflation is 
expected to remain slightly above the target for a further period, before settling down to the 
target level around 2015.  Opinion divides somewhat on inflation – however the current 
consensus seems to be that a low and steady level is beneficial for the economy.  Providing 
inflation does level out as projection, this is likely to be beneficial for the housing market. 



 64 

Chart 5.1.10: CPI inflation recent performance and forecast 

 
 
Table 5.1.12 below examines the OBR’s projections for the labour market in the UK.  This 
shows a steady climb in the numbers in employment throughout the period 2011-17, 
although with a noticeable slowing from 2012-2014.  It also projects a steady and rising 
increase in average earnings, which may come as something of a surprise given current 
media coverage.  On a less positive note, unemployment is projected to rise until 2014, and 
not to fall below 2011 levels until 2017.  Clearly, there is a close link between high incomes, 
high employment/low claimant count, and ease of purchasing in the open market.  The 
increasing levels of employment are positive for the open market, as are the increasingly 
strong rises in average earnings. 
 

Table 5.1.12: labour market projections in the UK 

 2011 2012 2013 2014 2015 2016 2017 

Employment (millions) 29.2 29.5 29.6 29.7 29.9 30.2 30.4 

Average earnings 2.2 2.7 2.2 2.8 3.7 4.0 4.0 

Claimant count (millions) 1.53 1.59 1.66 1.69 1.63 1.53 1.43 
Source: OBR, Winter update 2012 

 
Table 5.1.13 below demonstrates the East of England Forecasting Model’s projections for 
the total number of jobs in Breckland, the wider study area, and the East of England.  Jobs, 
being the engine of economic growth, are a key component of the future for the housing 
market, affecting whether people will be able to meet their own needs.  It can be seen that 
there are some wide variances between the most optimistic scenarios and the most 
pessimistic, lost decade scenario in these figures – far greater than has been seen on other 
tables.   
 
The figures for Breckland show a range of -40 to 470 jobs per year for the 10 year forecast, 
and 20 to 345 jobs per year for the 20 year forecast.  It can be seen that a period of 10 years 
with negative jobs growth would truly be a lost decade, with negative consequences for the 
housing market.  For the wider study area, the 10-year forecast ranges from 48 jobs per year 
under the lost decade scenario, through to 4,490 on the most optimistic scenario.  For the 
20-year forecast, the range is from 865 up to 3,920 jobs per year.  Turning to the overall 
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region, the lowest range estimate is 7,270 jobs per year, rising to 39,460 per year on the 
most optimistic estimate.  For the 20 year forecast, the range is 10,175 rising to 31,575 on 
the most optimistic forecast. 
 

Table 5.1.13: Total jobs in Breckland, the wider study area, and the East of England 

 Breckland Wider study area East of England 

2011 – all scenarios 50.2 456.4 2844.4 

    

2021 – baseline 53.6 495.9 3150.5 

2021 – high migration 54.9 501.3 3239.0 

2021 – lost decade 49.8 461.2 2917.1 

    

2031 – baseline 54.5 509.2 3290.2 

2031 – high migration 57.1 534.8 3475.9 

2031 – lost decade 50.6 473.7 3047.9 
Source: East of England forecast model, 2013 

 
Table 5.1.14 below investigates the forecast Gross Value Added for Breckland, the wider 
study area, and the East of England.  Again, this data is taken from the East of England 
forecast model.  GVA is a measure of what a person is adding to the economy of an area.  It 
is divided by all residents, rather than just those working, so high unemployment or a large 
number of retired (or other non-working) people will reduce the figure.  This is relevant to the 
housing market in the same way as other employment based figures, affecting people’s 
ability to meet their own needs in the market. 
 
We see that, in the baseline year, Breckland has a much lower GVA than the wider study 
area, or the East of England.  Looking at the projection levels for Breckland, the range of 10-
year projections is from an increase of just £80 per year on the lost decade model, through 
to £200 per year on the most optimistic scenario.  For the 20 year projections, estimates vary 
from £120 per year up to £205 per year.  None of the scenarios project the 2031-Breckland 
exceeding the 2011-wider study area. 
  
For the wider study area, the scenarios are more positive, with the most pessimistic 10-year 
projection showing an average rise of £180 per year, rising to £340 per year on the most 
optimistic.  The corresponding figures for the 20-year forecast are £230 and £345.  So not 
only is Breckland behind now, the wider study area is pulling further away over time.  For the 
region, the 10-year forecast ranges from £240 per year on the pessimistic forecast, rising to 
£420 on the most optimistic; the 20-year forecast ranges from £300 up to £435 on the most 
optimistic – again, far in excess of what Breckland is expected to increase over the same 
period, and seeing Breckland fall further behind.  
 

Table 5.1.14: GVA for Breckland, the wider study area, and the East of England, 
thousand pounds 

 Breckland Wider study area East of England 

2011 – all scenarios 11.6 16.8 18.3 

    

2021 – baseline 13.4 19.9 22.2 

2021 – high migration 13.6 20.2 22.5 

2021 – lost decade 12.4 18.6 20.7 

    

2031 – baseline 15.1 23.0 26.2 

2031 – high migration 15.7 23.7 27.0 

2031 – lost decade 14.0 21.4 24.3 
Source: East of England forecast model, 2013 
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The Norfolk County Council forecasting model also provides a more local level of economic 
forecasting, covering the majority of the wider study market area.  This shows Breckland is 
not likely to meet its target of 300 net new jobs per annum, with a projected output of 260.  
However, Norfolk wide, the target of 2,500 is likely to be exceeded.  The projected output of 
2,520 is achieved via Greater Norwich achieving stronger than projected growth.   
 
Across Norfolk, the growth sectors are expected to be real estate, professional services, arts 
and entertainment, and business services.  Sectors losing jobs are projected to be in the 
older industries including transport, manufacturing, chemicals, metalwork, and agriculture.  If 
the jobs coming forward 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. 
 
Table 5.1.15 below looks at the top three industries of employment – these are shown in 
order.  Throughout the projection period, the top three industries for Breckland are retail first, 
health and care second, and construction first.  The East of England sees Health and Care 
first and retail second for 2011; however by 2021, professional services has moved into third 
place, and remains there in 2031.  Figures for the wider study area were unavailable, so 
figures for the old Rural East Anglia sub-region have been substituted.  This demonstrates 
the same top three as Breckland, however in a different order, with no change between 2011 
and 2031.  It should be noted that, whichever of the three scenarios are used, the results 
remain the same. 
 

Table 5.1.15: top three industries of employment, projection 2011-2031 

 Breckland Rural East Anglia East of England 

2011 – all scenarios 1) Retail 
2) Health & care 
3) Construction 

1) Health & care 
2) Retail 
3) Construction 

1) Health & care 
2) Retail 
3) Education 

    

2021 – all scenarios 1) Retail 
2) Health & care 
3) Construction 

1) Health & care 
2) Retail 
3) Construction 

1) Health & care 
2) Retail 
3) Professional services 

    

2031 – all scenarios 1) Retail 
2) Health & care 
3) Construction 

1) Health & care 
2) Retail 
3) Construction 

1) Health & care 
2) Retail 
3) Professional services 

Source: East of England forecast model, 2013 

 
Future affordability 
Perhaps more than any of the other projections, attempting to project forward house prices is 
a job for the very brave or foolish.  Looking back, whilst most commentators predicted 
growth from 2000-2006/7, very few predicted the level of growth that was seen, and the 
consequent decrease in affordability.  Once the market turned for the worse in 2007/8, most 
commentators were quick to predict a crash, with large falls in house prices.  In general, this 
has not been the case, with smaller falls and price stagnation being the order of the day. 
 
Two of the more scientific commentators who are prepared to make projections are Knight 
Franks, and Savills.  Their projections are summarised in table 5.1.13 below.  Both show a 
high level of agreement for years from 2014 onwards, although they disagree about the likely 
state of the market this year.  Additionally, Savills published an East of England forecast, 
which projects a better than average performance for this region.  All of these show modest 
rises in price for 2013-14, with stronger rises thereafter.  The effects on affordability if this 
proves to be true are detailed in the next table. 
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Table 5.1.16: Property Market projections, 2013-17 

 2013 2014 2015 2016 2017 

Knight Franks – UK -2.0% +1.0% +2.0% +3.5% +4.2% 

Savills – UK +0.5% +1.5% +2.0% +3.5% +3.5% 

Savills – East of England  +1.0% +3.0% +3.5% +4.5% +4.0% 
Source: Knight Franks, UK Market Forecast, 2012, & Savills, Residential Property Focus, 2012 

 
Table 5.1.17 below brings together the projections for income and for house prices, and 
looks at the effect this will have on affordability, both in Breckland, and in the wider study 
area.  This demonstrates that, if the projections turn out to be accurate, there will be little 
overall effect on lower quartile affordability across the next five years. 
 

Table 5.1.17: Lower quartile affordability projections, 2013-17 

 2013 2014 2015 2016 2017 

Breckland 6.35 6.30 6.29 6.32 6.32 

Wider area 6.25 6.26 6.25 6.28 6.28 
Source: calculation based on table 5.1.9 and table 5.1.13 – property market projections and income projections 

 
‘Villagers in this area need affordable housing to rent or buy for local youngsters to get 
married and have families to keep villages alive and not old people coming from all over 
England, Wales and Scotland.  We need to keep children born in this area to be able to 
remain here and build up the community and keep the schools, pubs, shops etc. alive’ – 
comment from primary survey respondent. 
 
Finally, Investment Week magazine has investigated interest rate projections.  Their 
conclusion is that the markets expect rates to remain at their current levels until 2016-17, 
and to rise only slowly then – with 1% the central projection for 2018-19.  This will aid the 
housing market’s recovery by improving affordability. 
 
Chapter 5.2: Bringing the evidence together 
The main theme of this section has been the lack of solid, reliable projections on the future 
market.  However, the relatively small number of sources which have been accumulated are 
all considered to be reliable and trustworthy.  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 projected to rise 
significantly.  This will ensure that demand for housing continues to be strong in Breckland 
and the wider study area.   
 
The economy is projected 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 return the economy to the 
same level it was at in 2008.  If the ‘lost decade’ scenario proves to be the true one, this is 
projected to take until 2021.  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.  Given the difficulty of projecting 
house prices, this forecast should be treated with caution, depending as it does on incomes 
starting to rise again from their recent flat point.  However, it is likely to be a safe assumption 
that there will not be dramatic swings either way in the current affordability ratios. 
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Chapter 6: Housing need  
This chapter looks at the overall housing need and supply of housing, and makes various 
calculations based on this.  The first part examines current households in need, with the 
second looking at future households in need.  Consideration is then given to the supply of 
affordable housing.  Once we have established the likely net need, attention turns to the 
housing requirements of those households in need, before the evidence is drawn together 
for an overall conclusion.   
 
The data for this is taken from a variety of sources.  The main source will be the primary 
housing needs survey undertaken by Breckland Council in conjunction with NEMS research 
in the second half of 2012.  It should be noted that this section will focus entirely on 
Breckland Council.  The reason for this is data related.  The Breckland Council/NEMS 
primary Housing Needs Survey carried out research within the Breckland area, rather than 
the wider study area.  The data collected will therefore cover only the Breckland area.  It 
should also be noted that, where primary data is used in this chapter, it has been weighted 
as described in the methodology.  The purpose of this weighting was to eliminate biases in 
the data and make it representative of the population.  Secondary sources will also be used 
where necessary. 
 
The assessment of affordability will be carried out in accordance with the CLG guidance.  
This states that no assessment should be made of whether households can afford their 
current accommodation.  If they are not in rent or mortgage arrears, or claiming housing 
benefit, the assumption should be made that they can continue to afford the property.  In all 
cases, income should be taken as gross income. 
 
However, an assessment of affordability should be made for households currently in 
unsuitable housing, and newly forming households.  In both these cases, this would examine 
whether such households are likely to be afford market housing.  Again, this will be made in 
line with the recommended ratios of 3.5 times a single earner household, 2.9 times a joint 
earner household, and 25% of gross income to meet the whole rent due.  In the latter case, 
this is 100% of the gross rent, ignoring housing benefit, council tax, and any utility bills that 
are included. 
 
If a household is not able to afford market housing, consideration will be given to what type 
of affordable housing they need.  Households will always be classed in the ‘highest’ type of 
housing possible.  For example, a household unable to afford market housing, but able to 
afford Homebuy would be counted as an intermediate affordability household.  
 

Chapter 6.1: Step 1 – Current housing need - gross 
The key question for this section of the research is: what is the gross number of households 
currently in housing need?  Consideration also has to be given to whether any backlogs 
exist, and over what period these can be reduced.  The traditional period is the 5-year 
intended life of the document, although this is considered later in this chapter.  The gross 
need consists of three main components: homeless households, overcrowded and 
concealed households, and other groups. 
 
Step 1.1 – Homeless households and those in temporary accommodation 
The Housing Options team provided details of households currently in temporary 
accommodation.  There were a total of 10 in self-contained temporary accommodation, and 
5 in other temporary accommodation.   
 
The recent P1E Homelessness returns were also examined.  They showed, on average, 
22.5 cases per quarter over the past year.  This would suggest that 15 people in temporary 
accommodation is a reasonable average, and this is the figure we will use. 
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Step 1.1 - 15 
 
Step 1.2 – overcrowded and concealed households 
‘When my father died we were living at Baxter Row.  We filled a council form out and you did 
not want to know’ – comment from primary survey respondent 
 
The housing needs survey provides details of overcrowded and concealed households.  An 
overcrowded household is one where there are fewer bedrooms than necessary for the 
occupants to meet their needs, as set by housing law.  The survey showed the following 
results: 
 

Table 6.1.1: Overcrowded households in Breckland, 2012 

Total households 
overcrowded 

Overcrowded by 1 
bedroom 

Overcrowded by 2 
bedrooms 

Overcrowded by 3+ 
bedrooms 

2,214 1,833 333 48 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 
The housing needs survey also provides details of concealed households – that is, 
households sharing basic facilities such as a bathroom, kitchen or WC with another 
household.  A total of 119 households were sharing these facilities. 
 
This gives a total of 2,333 households to carry forward.   
 
Step 1.2 – 2,333 
 
Step 1.3 – other groups 
Using data from the housing needs survey, 1,881 people had problems with their 
accommodation that could not be resolved without moving to other accommodation. 
 
Step 1.3 – 1,881 
 
Step 1.4 – total in gross need 
The total number of households in need of one form or another using this method is 4,229.  
However, a proportion of these will be able to meet their own need in the market.  This is not 
identified as a factor in the HMA practice guidance, as that assumes secondary data is used.  
As we have used primary data, we need to take account of it here. 
 
From the figures in an earlier chapter, we know that a minimum income of around £20,000 is 
needed to access the open market.  Using the income distribution derived from the housing 
needs survey, an absolute maximum of 55% of these households would be able to afford to 
meet their own needs in the market.   
 
However, in practice, it is likely that this is a considerable over estimate.  In practice, a 
reasonable estimate is that around half of households in the £20-30,000 bracket would be 
able to meet their own needs.  Four households in the £30-40,000 bracket, around three 
quarters are estimated to be able to meet their own needs.  For households with an income 
of £40,000+, all households are able to meet their own needs.  This gives a composite 
percentage of 41.6% of households able to meet their own needs. 
 
Applying this to the absolute figure produced above gives a reduction of 1,759 households 
who are likely to be able to meet their own needs in the market.  
 
This gives an overall total of 2,470 households for Step 1.  The table below indicated the 
breakdown by sub-area at this early stage. 
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Table 6.1.2: gross households in need (Step 1) by sub-area 

Sub-area Number of households 

Total 2,470 

Attleborough 237 

Dereham 447 

Swaffham 223 

Thetford 627 

Watton 168 

Rural North West 43 

Rural South West 43 

Rural South East 251 

Rural North East 223 

Central 209 

1 bed 698 

2 bed 769 

3 bed 286 

4 bed 376 

5+ bed 341 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 
‘We have been on the council housing list since we have been married 1977.  We are in 
rented accommodation and there is always the chance we will have to move if property is 
needed or sold’ – comment from primary survey respondent 
 

Chapter 6.2: Step 2 – future housing need (gross annual estimate) 
 
Step 2.1 – new household formation (gross per year) 
The housing needs survey undertaken by Breckland Council/NEMS Research included data 
on new household formation.  The question asked about household members who were 
likely to move within the next five years, and this is the period used here.  This period was 
chosen as the longest period of time for which householders are likely to be able to make an 
accurate projection of a household member leaving. 
 
The figures demonstrated a total of 1,525 people who were looking to move either now, or 
within the next five years.  This is halved to give a figure of 305 per year. 
 
Step 2.1 - 305 
 
Step 2.2 – Proportion of newly forming households unable to buy or rent in the market 
‘I would like to see more starter homes in our village.  I am ... a trustee for our eight 
almshouses - five of them are occupied by youngsters who cannot afford to buy homes of 
their own.  We do not want these young people living permanently in these almshouses we 
want them to progress to properties of their own’ – comment from primary survey 
respondent. 
 
To make this calculation, the same criteria used in step 1.4 will be applied.  Investigations 
were made into the incomes of those households ready to emerge, or looking to emerge 
within the next two years.  However, there was a very high percentage of missing data and 
‘don’t know’ answers.  This is felt to create too high a risk of giving unrealistic results.  A 
reasonable proxy is felt to be the overall income distribution, as calculated and used in step 
1.4.   
 
On this basis, 41.6% of the households from Step 2.1 are felt to be able to meet their own 
needs in open market housing.  Applying this to the figure of 305 gives a total of 127 
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households able to meet their own needs in the market.  Conversely, 178 will require 
assistance with housing. 
 
Step 2.2 – 127 households do not require assistance 
 
‘In today’s poor job market the young have little chance of getting on the housing ladder!!’ – 
comment from primary survey respondent 
 
Step 2.3 – Existing households falling into need 
‘I feel trapped by my situation I cannot afford to pay the mortgage and the building society 
have agreed to interest only for a year to give me the chance to sell’ – comment from 
primary survey respondent 
 
The next step is to consider existing households falling into need.  Again, this data is taken 
from a sub-set of those returning the Housing Needs Survey questionnaire, identifying 
themselves as falling into need.  Based on this data, 2,165 households are projected to fall 
into need over the next five years, giving an average of 433 households. 
 
‘We've got 2 bedrooms where one is so small that we could hardly fit the bed for our 4year 
old son and we have to share other bigger bedroom with our one year old.  But what we 
going to do when children will be older’ – comment from primary survey respondent 
 
Step 2.4 – 2.1-2.2+2.3 
Step 2.3 is a simple calculation, expressed as 2.1-2.2+2.3.  This gives a total of 305-
127+433, and a households in need total of 611. 
 

Table 6.2.1: future households in need (Step 2.4) by sub-area 

Sub-area Number of households 

Total 583 

Attleborough 74 

Dereham 81 

Swaffham 48 

Thetford 124 

Watton 44 

Rural North West 21 

Rural South West 15 

Rural South East 70 

Rural North East 65 

Central 69 

1 bed 171 

2 bed 189 

3 bed 108 

4 bed 107 

5+ bed 37 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 
Step 2.4 - 611 
 

Chapter 6.3: Step 3 – Affordable Housing Supply 
One the key aspects to the provision of affordable housing is the supply of units from the 
existing stock.  It is clear that, if units are available to meet need, these should be units that 
people move to, rather than building new units.  However, there also needs to be 
consideration of whether they are the right type, size and location, which is also considered.  
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Over the eight stages of calculation included within it, this section will look at both the level of 
existing available stock, and the level of future annual supply.   
 
Step 3.1 – Affordable dwellings occupied by households in need 
This section considers the number of dwellings currently occupied by people in need, and 
living within the social sector.  The CLG methodology is quite clear that such households are 
critical in establishing the net levels of housing need.  This is because, where a household 
transfers from one affordable dwelling to another, a net vacancy is created in the affordable 
sector.  Unless the property is to be sold, demolished, or otherwise leaves the affordable 
sector, the movement of this household is deemed by the CLG to have a nil effect in terms of 
housing need. 
 
Via the data collected for the Housing Needs Survey, it is possible to identify which of the 
households in need are currently occupying affordable properties.  The overall total was 914 
households. 
 
Step 3.1 – 914 households in need are currently occupying affordable dwellings 
 
‘The new initiative to build some affordable housing in Beetley for local residents is most 
welcome.  They are attractive properties in a quiet setting’ – comment from primary survey 
respondent 
 
Step 3.2 – Surplus stock 
The CLG methodology and guidance comments that, inevitably, there will always be some 
void properties in the social housing stock.  This takes account of the normal frictional voids, 
transfers, and works on properties.  Any voids over 3% of stock should be counted as 
surplus stock.  Normally, the level of voids in the Breckland stock is much less than this, 
believed to be around 1%.  The surplus stock level has therefore been set at 0 units. 
 
Step 3.2 – 0 units of surplus stock 
 
Step 3.3 – Committed supply of new affordable units 
The data for this section is based on the Strategic Planning team’s own records, showing the 
expected supply of units averaged over the next five years.  This is expected to be a 
reasonable, average year, and can therefore form the basis of the assessment.  An average 
of 94 units per annum are expected to complete over the next five years. 
 
Step 3.3 – 94 units 
 
Step 3.4 – units to be taken out of management 
This step is present to take account of planned demolitions within the social stock.  It should 
also cover redevelopment schemes that lead to net losses of stock at the end of the scheme.  
It should not include right to buy or right to acquire sales – these households will not require 
rehousing.  There are no currently known demolitions or redevelopments that will lead to a 
net loss of stock within the Breckland stock.  This figure is therefore 0. 
 
Step 3.4 – 0 units to be taken out of management 
 
Step 3.5 – total affordable housing stock available 
Step 3.5 is a simple calculation, adding the results of steps 3.1-3.4.  This gives a result of: 
3.1 914+ 
3.2 0+ 
3.3 94+ 
3.4 0+ 
3.5 1,008 
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Step 3.5 – 1,008 units of affordable housing supply 
 

Table 6.3.1: affordable housing supply (Step 3.5) by sub-area 

Sub-area Number of households 

Total 1,008 

Attleborough 97 

Dereham 156 

Swaffham 95 

Thetford 229 

Watton 85 

Rural North West 50 

Rural South West 47 

Rural South East 63 

Rural North East 62 

Central 123 

1 bed 248 

2 bed 471 

3 bed 148 

4 bed 122 

5+ bed 40 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 
Step 3.6 – Future annual supply of social re-lets 
Data for this section has been provided by Breckland Council’s Housing Options section.  It 
is based on actual relets of stock over the past eighteen months.  This represents the period 
since the new Choice-based lettings system was introduced.  The only reason for deviating 
from the officially recommended methodology of 3 years data is to reflect the change in 
systems and ensure consistency of data.  This is felt to be a long enough period to give a 
reliable estimate.   
 
The data reflects only genuine relets, ignoring transfers between family members, and 
duplicate adverts on the Key Select system.  The Breckland stock is not felt to be changing 
substantially; levels of Right to Buy are low, and new builds are relatively constant, and a 
small percentage of the overall stock.  It is not felt that the stock base needs amending to 
reflect any of these changes.  However, an allowance of 20% has been included for 
management moves – this is the level specified in the CBL rules.  This has been included as 
such moves are not normally considered to be ‘true’ voids as they do not create a genuine 
relet.  Using this data gives a total of 488 units of affordable housing per year 
 
Step 3.6 - 488 
 
Step 3.7 – Future annual supply of intermediate affordable housing 
Using data provided by Orbit Homebuy Agents, a calculation was made of the availability of 
intermediate market units.  As specified in the guidance, properties not covered by PPS3 
(now superseded by NPPF) are excluded, as are sales of property out of affordable housing 
(e.g. ‘staircasing out.’)  Again, a 20% allowance for management moves is discounted. 
 
Excluding all the above gives a total of 16 units of intermediate housing per year. 
 
Step 3.7 - 16 
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Step 3.8 – Future annual supply of affordable housing units 
‘Council housing is far too hard to get.  The lists of people waiting is appalling, I have not 
known of any new council builds in my village for many many years’ – comment from primary 
survey respondent 
 
As in Step 3.5, Step 3.8 is a simple calculation, adding the results of steps 3.6-3.7.  This 
gives a result of: 
3.6 488+ 
3.7 17 
3.8 505 
 
Step 3.8 – 628 future supply of affordable housing units. 
 

Table 6.3.2: future affordable housing supply (Step 3.8) by sub-area 

Sub-area Number of households 

Total 505 

Attleborough 41 

Dereham 80 

Swaffham 38 

Thetford 179 

Watton 48 

Rural North West 18 

Rural South West 13 

Rural South East 31 

Rural North East 24 

Central 33 

1 bed 208 

2 bed 217 

3 bed 110 

4 bed 10 

5+ bed 0 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 

Chapter 6.4: Step 4 – The housing requirements of households in need 
In the CLG guidance, this section is predominantly focussed on areas where there is an 
excess supply of social housing.  Clearly, the evidence has demonstrated that this does not 
apply in Breckland.  However, this section has been completed to reflect that some 
households will choose to live in the private rented sector, or other types of housing, even 
though they are eligible for social housing.   
 
Step 4.1 – choices within the existing affordable housing stock 
This section looks at the choices made by those moving into and within Breckland over the 
past two years.  The data is drawn from the Breckland Council/NEMS primary housing 
needs survey.  This demonstrated that 3,190 households had moved within the past 2 years.  
Of these, 45% had moved into owner-occupation, whether with a mortgage or outright.  
Affordable renting had been the destination for 21%, 33% had gone into the private rented 
sector, and 1% were renting from a relative of friend. 
 
Of the owner-occupiers, 77% had moved within the tenure, with 10% stepping up from 
private rented.  The private renters were the most homogenous group, with 65% having 
previously been private renters, and almost all the rest were emerging households, 
previously sharing with parents or family members.  Social renters were the most diverse 
group – 33% had previously lived in social housing, 33% had moved from private renting, 
and the rest came from a variety of prior tenures, including owner-occupation. 
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Data was also available on the previous location of recent movers.  Looking at the moving 
population as a whole, 56% had moved within Breckland, and a further 16% from other parts 
of Norfolk.  This left 28% coming from other parts of Britain or the world – in many cases, 
this is likely to be the better off retirees we came across in earlier chapters.  However, 71% 
of social renters had previously lived within Breckland, and a further 21% within other parts 
of Norfolk, leaving only 8% to have come from other parts.  This shows that the local 
prioritisation of properties on Breckland residents seems to be working. 
 
‘There is an obvious need for housing for families.  Dereham has recently seen a huge 
increase in the building of flats.  These are not suitable for growing families and whilst cheap 
to build and maximize space, they are only a short term solution to a serious problem’ – 
comment from primary survey respondent 
 
‘Having been brought up in this village... when it came to finding affordable accommodation 
for myself to start a family it was hard.  Lack of social housing, affordable rent or buy is poor 
to say the least.  People from miles away are being placed in the village.  And I was very 
lucky to find a private landlord at last minute’ – comment from primary survey respondent 
 
Step 4.2 – requirements for affordable dwellings of different sizes 
This section focuses on the pressures on different property sizes, based on housing register 
data, and a deep analysis of the households in need from the Housing Needs Survey.  This 
demonstrates that over two-thirds of lettings were made to applicants in the top two bands, 
with over 95% to the top three bands.  This shows clear pressure on the housing register, as 
demonstrated earlier in the assessment, with a large supply of households in moderate to 
high need. 
 

Table 6.4.1 – successful bids on Breckland Key Select, by band of bidder 

Tenure % of successful bids 

Emergency card 23% 

Gold band 47% 

Silver band 26% 

Bronze band 4% 
Source: Breckland Key Select, 2012 

 
‘There is very little affordable housing in (village).  If any parcels of land become available 
then planning permission appears to be given for large detached houses which cannot be 
afforded by local people’ – comment from primary survey respondent. 
 
Table 6.4.2 below explores the net need for housing by property size.  This demonstrates 
the highest need is for larger properties, although there is still significant need for 1-3 
bedroom properties.  The main reason for the higher need for large properties is the lack of 
supply in these property sizes.  Smaller properties, and particularly 1-bed properties, have a 
much higher turnover and therefore supply, which goes some way to neutralising the high 
need for them.  In the case of 1-bed properties, it goes almost all the way to neutralising it. 
 

Table 6.4.2: net housing need by size 

Property size Net need for size of property 

1 bed 53 

2 bed 31 

3 bed 26 

4 bed 148 

5+ bed 97 
Source: Breckland Council/NEMS primary research, weighted data, 2012 
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4.3 – The private rented sector 
The CLG guidance suggests recording households in the private rented sector who are in 
receipt of benefits.  The breakdown by tenure of households receiving benefits was as 
follows: 
 

Table 6.4.3 – households claiming benefits 

Tenure % receiving benefits 

All tenures 14% 

Private rented sector 27% 

Social renting 61% 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 
A deeper analysis of the data shows the type of private rented sector property occupied by 
benefit claimants.  This shows that most benefit claimants were occupying standard sized 
properties, with very few in the larger homes.  This is likely to be a function of the tight size 
criteria applying to claimants in the private sector. 
 

Table 6.4.4 – property size of private sector benefit claimants 

Tenure % of claimants 

Bedsit 3% 

1-bed 22% 

2-bed 42% 

3-bed 30% 

4+ bed 4% 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 

Chapter 6.5: Step 5 – bringing the evidence together 
This section examines and brings together the evidence we have seen in this chapter so far, 
and makes the crucial final calculation of net annual housing need.  It provides an insight 
into overall housing need, available stock, and the requirement for affordable housing.   
 
Step 5.1 – estimate of net housing need 
This section examines the information about housing need and housing supply, and turns it 
into an annual flow of households per year.  We have decided to use the recommended five 
year period for amortisation of backlog need.  This is recommended to be the minimum 
period used; using a 5-year period gives greater comparability with other areas in the wider 
study area, and seems a reasonable period to reduce the backlog need. 
 

Table 6.5.1: 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 

 
The same estimate can also be produced for each sub-area, and this is shown in table 6.5.2 
below.  It can be seen that all ten sub-areas have a positive need for housing, although the 
deficit is very small in the case of two of the rural areas. 
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Table 6.5.2: 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 

 
Of most interest is the situation in the largest town, Thetford.  This has the largest overall 
need, but also the largest supply of affordable housing.  Using the CLG methodology leaves 
a situation of a relatively low need.  However, as anyone who knows the town will testify, this 
is a methodological quirk.  The principal cause of this is the exclusion from the model of all 
occupiers of affordable housing who are in need; a large group in Thetford.  Many of these 
households are in the smaller accommodation within the town, which traditionally has a very 
high turnover of tenants.  Excluding even half of this group from the calculation would add 
109 people to Thetford’s annual housing need.  This would be a much more realistic 
assessment of the town’s situation. 
 
In any case, a low score on a particular sub-area need not disqualify development in that 
sub-area.  The high level of district-wide need proves that the needs of the district can be 
met in any particular location.  In particular, Rural North West, with a tiny need, could 
reasonably meet the needs of Swaffham, with 36 per year.  Thetford, with a modest overall 
need, could reasonably meet the needs of Rural South East, with the highest overall need.  
Rural South West could reasonably meet the need of parts of Central, Watton, or Rural 
South East.  These are all reasonable priorities even without considering district wide need – 
when that is taken into account, it is reasonable to meet need at any point in the district. 
 
Step 5.2 – Key issues for future policy and strategy 
The assessment gives several key issues for future strategy.  However, there are felt to be 
four key issues for policy moving forwards.  The first of these is district wide need.  We have 
seen, earlier in the chapter, that a requirement exists for dwellings in all areas, with the most 
acute needs are in Dereham and the north-east of the district.  There are lower needs in 
some other areas, with needs in balance in one rural area.  Based on this, it is considered 
reasonable for affordable properties to be constructed in any part of the district, to meet the 
needs of the whole district.  It is not considered that properties in any area are likely to fall 
into low demand or become difficult to let. 
 
The same comment applies to our second issue, that of property size.  The assessment 
shows a need for properties of all sizes, albeit with a lower level of need for 1-bedroom 
properties due to the issues discussed earlier.  Again, there is not considered to be any 
significant risk of properties falling into low demand or becoming difficult to let, whatever their 
size. 
 
‘I do feel that not enough thought is given to the accommodation of each dwelling, the size of 
the rooms is becoming smaller and in order to make profit extra bedrooms are put in loft 
space which makes other space unusable’ – comment from primary survey respondent. 
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We have also seen that, although the private sector is a rising force within Breckland, the 
number of benefit-dependent private renting households remains relatively modest.  This is 
likely to be due to the tight limits on property size and rent not meeting landlord’s aspirations 
for their properties.  Reluctance to accept tenants on benefits is also likely to be a key factor.   
 
Our fourth issue is that of welfare reform, which is rather a ‘crystal ball’ forecast, but needs to 
be taken into account.  The so-called ‘bedroom tax’, introduced in Spring 2013, will lead to 
reductions in benefit payments for households deemed to be under-occupying their 
properties.  The likely effects of this cannot easily be quantified.  However, we have seen in 
some of the primary data that a large number of prospective tenants are under-occupying 
properties.  This is likely to increase the demand for 1-bedroom properties – which, although 
they have a high turnover of stock, are a small percentage of the existing stock.  Demand for 
larger properties is likely to fall, although the figures we have seen demonstrate that, even if 
a very optimistic estimate is taken, they are unlikely to balance supply and demand.  Taking 
this into account, it is felt that accommodation of any size can currently be justified within 
Breckland.  However, it is possible that further evidence may justify changing the mix of 
property sizes at some point within the life of this document. 
 
If you improve people’s quality of life by providing bigger rooms, gardens, insulation then this 
will have many knock on benefits for the area including pride of ownership.  Fewer health 
issues less stress and sickness.  Less days off work and benefit claims.  Less crime if 
people have lower heating bills and are more satisfied.  Less litter, more community projects 
and social interaction, reduced co2 and less fuel needed for heating and travel, small, cheap 
housing and gardens are a false economy – comment from primary survey respondent 
 
Step 5.3 - Joining up across the assessment 
A crucial aspect of a Housing Market Assessment is establishing what percentage of 
affordable housing can be supported by the evidence seen; this is a critical matter in 
considering future policy.  We saw earlier in the assessment that the average household 
increase in Breckland from 2011-2012 varies between 690 to 1,240 households per year 
over the period to 2021 – depending on which source is used.  Given the need for 398 units 
per year of affordable housing, the indication is that Breckland’s current policy of seeking 
40% affordable housing is within the bandwidth of the correct target.  This is particularly the 
case when likely levels of building are considered, with 690 units per year the scenario under 
the ‘lost decade’ scenario.  Although a pessimistic scenario, this is far from impossible.  
Under this scenario, the 398 units would constitute 57.5% of total construction. 
   
Any reduction in the target percentage would lead to considerable quantities of unmet need.  
An increase to 45% or even 50% would be possible – reflecting that some building falls 
below the site threshold size and results in no affordable housing.  There is also outfall of 
affordable units for viability reasons on some sites, where the percentage is reduced to 
prevent the site from failing.  There does not appear to be any case for a figure above 50%, 
and only a marginal case for 50% itself.  The evidence would therefore support a conclusion 
that Breckland should either retain its 40% affordable housing target, or consider an increase 
to 45%.  This approach would meet housing needs but needs to be tested within the context 
of wider development viability. 
 
The guidance requires that consideration is given to any additional factors operating in the 
housing market area.  This is not considered to be highly strategically relevant to Breckland’s 
HMA.  The private rented sector is operating at a reasonably effective level, with little 
overheating.  Rents in Thetford and the surrounding area are affected by the presence of the 
military bases in the wider study area.  Personnel required to live off base receive a monthly 
allowance, of around £880-£978 for a First Class Airman (the lowest rank normally permitted 
to live off base) or Master Sergeant.  This rises to around £1,200 for a Captain, and £1,600 
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for a Colonel.2  Whilst this is likely to increase rents, it is not felt to be critical for two reasons.  
Firstly, the overall number of personnel in Breckland is relatively small, and secondly, since 
2012, allowances are not paid to staff where on-base housing is vacant.3  The USAF has 
confirmed that no changes are planned to this policy in the forthcoming future.  It is therefore 
considered likely that the effect of the military personnel has peaked, and will not inflate the 
market any further.  Even currently, it is not considered that the market has become 
ineffective.  Market supply of properties is not considered to be a significant problem – 
property turnover is at a satisfactory level, and new properties are built each year across the 
district.   
 
The other significant military presence in Breckland is the Light Dragoons at Robertson 
Barracks, Swanton Morley.  Personnel at this base live both on and off site.  Those who are 
resident within Breckland would have had an equal chance of being included in the sample 
of addresses, as their properties are registered as part of our master sample frame.  This 
would equally have applied to any USAF personnel living within the community in Breckland.  
It is therefore considered that military personnel have been adequately covered within the 
generality of the report. 
 
Similarly, although affordability could be improved, access to home ownership is possible, 
although challenging, for people on typical salaries.  Finally, there is no reason to suspect 
that economic performance in Breckland or the wider study area will be greatly divergent 
from national performance.  There are no significant employers considered likely to shed 
large numbers of jobs.  There is a general and slow decline in several of the larger economic 
sectors, however forecasts show the total number of jobs remaining constant or rising.  
Although there are fewer jobs in the higher paying financial and communications industries, 
and average wages are relatively low, this is not felt to be a ‘game-changing’ factor. 
 
Consideration has also been given to the type of rented property that should be provided.  In 
the past, rented housing has always meant ‘social rent’.  This was housing let at a rent within 
the cap set by the Homes and Communities Agency or predecessor bodies.  However, the 
funding regime has changed, and grant funding is normally only available for ‘affordable 
rent.’  This means rents are set at a level up to 80% of the open market rent.  Funding may 
also be conditional on a proportion of properties being re-let at affordable rents.   
 
This creates an issue for specifying the type of rental property: if funding can only be 
secured against an affordable rent property, any attempt to impose social rent via an S106 
agreement would leave the authority at risk of an appeal.  This is because social rent 
properties are more expensive to provide than affordable rent properties – hence their 
popularity with Government funders.  A private developer would therefore have a legitimate 
grievance if asked to provide for a more expensive type of house than we would accept from 
a Registered Provider, funded by the Approved Development Programme. 
 
One way to overcome this would be to make the decision that people in need of social 
rented housing, but unable to afford affordable rents, should be considered to be a special 
interest group, and provision made for them.  After careful reflection, this course of action will 
not be followed.  In practice, affordable rents are below the level of Local Housing Allowance 
payable.  This leads to the inevitable conclusion that a person able to pay a social rent must 
fall into one of two categories.  Either they are entitled to LHA but not actually claiming it at 
present – in which case they should make the appropriate claim.  The other logical possibility 
is they their household income is too high to receive LHA.  In this circumstance, their 
presence in an affordable rent property would already place them at an advantage compared 

                                                
2 Source: United States Air Force, figure for February 2013 
3 http://www.bbc.co.uk/news/uk-england-16493858 - in January 2012 , 200 properties were 

empty 



 80 

to compatriots in the private rented sector, and no special provision should be applied.  
Therefore, this document will refer to rented housing, without specifying whether that should 
be social or affordable rented housing; either shall be deemed to meet the identified need. 
 
Although consideration has been given to the overall numbers of market housing to be 
provided, the CLG guidance does not consider specifics on the type of market housing to be 
provided to fall within the remit of an SHMA.  However, the data does show a strong leaning 
to housing for older people, particularly those over 85, likely to be provided in small, 
specialist units.  It is accepted that further work will need to be commissioned on the mix of 
private homes which is to be provided. 
 
Finally, consideration should be given to the pattern of need related to other geographical 
market characteristics.  It should not be a great surprise that the lowest ‘town’ need, 
Thetford, was in the town with the cheapest house prices.  Correspondingly, the highest 
town need, Attleborough, was in the town considered the most desirable and expensive.  
Geographical factors should also assist with meeting needs in these locations – considering 
the ease of travel between them by road, bus or train.  Conversely, the two lowest need 
areas are both very rural, with small overall populations and no towns.  Given small 
populations, small employers, and low overall movement, perhaps the results in these areas 
should not come as any great surprise.  Overall, there do not appear to be any significant or 
counter-intuitive geographical factors in operation within Breckland’s housing market. 
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Chapter 7: Housing requirements of specific household groups 
A small but key part of a Housing Market Assessment is considering household groups who 
may not show up in the main research – but who may still be in housing need.  The CLG 
guidance recommends groups who should be considered, not all of whom will be relevant to 
every Housing Market Assessment.  Where a group is felt to be particularly relevant to the 
assessment, further investigation has been undertaken.  Where it is not felt to be 
strategically relevant, or to be already covered elsewhere in the guidance, an explanation is 
given.  It should also be noted that, where a need can be catered for in the community by the 
provision of floating support, it has not been considered here.  This is because, by its nature, 
floating support does not normally require the provision of specialist accommodation. 
 
Chapter 7.1: Self build 
An additional area Breckland Council has chosen to consider as part of its Housing Market 
Assessment is the need for self-build properties.  To obtain this information, the Breckland 
Council/NEMS primary housing needs survey asked whether people would like to move to a 
self-build property, and data was collected regarding them.  This data is, as with all NEMS 
data, appropriately weighted, and concerns people wishing to move within the next two 
years. 
 
Overall, 4.7% of people replied that they would like to move to a self-build property.  These 
respondents came from a wide variety of income levels and backgrounds, and some were 
even second home owners.  The greatest number were current home-owners, with 60.2% 
currently owning a home either outright or on a mortgage.  Renters from a private landlord 
comprised 22%, with the others socially renting, in tied accommodation, or renting from a 
relative or friend. 
 
The average income of a person interested in self-build was around £26,000, with 35% of 
respondents earning below £20,000.  Household savings were also investigated, with 47% 
of respondents reporting they had no savings, and 75% having less than £10,000.  Finally, 
levels of equity in the existing home were examined, with the average level being around 
£55,000. 
 
A deeper analysis looked at both income and equity – with savings being discounted at this 
stage due to the low levels of capital shown by this group of respondents.  It was assumed 
that people with an income of over £35,000 or capital of £100,000 were able to afford to 
undertake a self build.  On this basis, up to 37 people might be able to afford a property over 
the next 2 years.  On this evidence, and given the inevitable fallout of interest that occurs 
with such schemes, a pipeline of 10 plots per year would be likely to meet needs for open 
market self-build in Breckland.   
 
A further consideration was given to those with incomes of £20-£34,000, or capital of £75-
£100,000.  This group is considered likely to be able to afford shared equity (or similar) self 
build.  A further 10 respondents met these criteria.  Again, taking into account the inevitable 
outfall, this makes only a marginal difference to the consideration in the previous paragraph. 
 
Overall, the data shows that a small unmet need for self-build exists in Breckland.  
Consideration should be given for a pipeline of 10-12 plots per year for the life of this 
document, of which 1-3 plots should be for shared equity or similar schemes, and 9-11 plots 
for open market self-build. 

 
Chapter 7.2: Families 
Families are considered by the guidance to be a significant group, who are likely to need a 
significant level of provision.  There is also a risk that families are missed by the household 
projections model used in the forecasting chapter.  Breckland Council agrees with this, and 
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information regarding families was a plank of the primary housing needs survey we 
undertook in preparation for this project.  The output figures from that survey show a 
significant requirement for family-sized housing, which is considered sufficient to cover this 
requirement.   
 
In addition, there is the possibility of further family sized accommodation becoming available 
as a side effect of welfare reform.  While this cannot be quantified at present, the expected 
reduction in under-occupation following the ‘bedroom tax’ may lead to an increased supply of 
family housing.  If it occurs, this would be due to people who currently under-occupy larger 
homes moving to smaller homes.  Overall, this area of need is felt to have adequately 
covered. 
 
‘Those flats we are living in are not good for families at all but they are ok for older or single 
childless people.  For our children we need own garden to stop annoying our neighbourhood 
– comment from primary survey respondent. 
 
Chapter 7.3: Older people 
As part of achieving a good overall mix of housing, it is necessary to ensure satisfactory 
provision for older people.  This can take several forms.  One form is specialised housing 
such as sheltered housing, which is now normally seen in a variety of tenures.  Another is 
adaptable ‘lifetime’ homes, which can be adapted as a person’s needs change. 
 
The number of older people in both Breckland and the wider study area is projected to rise 
rapidly in the period to 2010.  Table 6.3.1 below shows the projected rise in population 
among over 65s.  For ease of reference, the Breckland population is given as an age band 
breakdown and a total, with the wider study area just given as a total.  This shows a 
projected rise of 21% in Breckland, and an 18% rise in the wider study area. 
 

Table 7.3.1: population aged 65+ in Breckland and the wider study area 

 2012 2014 2016 2018 2020 

People aged 65-69 9,100 9,900 9,800 8,800 8,600 

People aged 70-74 6,800 7,300 8,100 9,500 9,700 

People aged 75-79 5,700 6,000 6,100 6,400 7,100 

People aged 80-84 4,200 4,400 4,600 4,900 5,200 

People aged 85-89 2,600 2,700 3,000 3,200 3,400 

People aged 90+ 1,500 1,700 1,900 2,100 2,300 

Total population aged 65+ 29,900 32,000 33,500 34,900 36,300 

Wider study area –  
population aged 65+ 

205,700 218,200 227,100 235,400 243,400 

Source: POPPI, 2013 

 
Table 7.3.2: characteristics of older people in Breckland 

 Older population Population at large 

Home owned outright? 63% 36% 

Live in detached home? 59% 48% 

Average household size 1.74 people 2.27 people 

Average income £12,500 £20,900 

Average savings £14,800 £12,600 

Average equity £115,000 £103,000 

Rate of physical disability 27% 13% 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 
Data on older people is also available from the Breckland Council/NEMS research primary 
housing needs survey.  Table 7.3.2 demonstrates that older people are more likely to live in 
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a detached home that is owned outright.  They are likely to live in small households, and 
have a lower average income than the district as a whole.  However, average levels of 
savings and equity are higher than for the district as a whole – although not as high as for 
people aged 55-64.  The survey also demonstrated that older people are only half as likely to 
have moved recently as the general population.  Of those who have moved, most people 
cited their reasons as being unable to manage in their prior home, needing to move closer to 
shops, that their previous home was too large, and access problems in their previous home.  
These were low citations for reasons to move in the population at large.   
 
Given all the above information, there will clearly be issues concerning older people for 
future policies to address, and ensure that sufficient provision is made. 
 
‘I am now nearly 70 and although youthful in many ways, I find things like shopping, 
travelling on public transport and carrying not as easy as it once was.  I think the time will 
come within the next few years when I will need to be in the town ... (I) don’t like to rely on 
others to do things for me’ – comment from primary survey respondent 
 
Chapter 7.4: Minority and hard to reach households 
This is an area for which data, whether primary or secondary, has proved difficult to obtain.  
Whilst secondary data on the proportions of minority households is fairly easily available – 
and was reproduced above – data on their housing need is rather more difficult to obtain.  
The primary needs survey received around 4% of responses from non-white British 
households, of whom around 80% were white Europeans.  Data may be adequate therefore 
for this group, but there are some dangers in assuming this can represent all of the different 
minority groups. 
 
Of those who did return the questionnaire, a large majority were renting – either privately or 
from a housing association.  This compared to only 27% of the overall Breckland population 
who rent their home.  Incomes, savings and equity were also lower – with the average 
income at £15,700 compared to the £20,900 for Breckland as a whole. 
 
Among minority groups, family sizes are somewhat larger, with an average size of just below 
three compared to 2.27 for the whole population.  However, this may be a function of the 
lower average age among minority groups, with the vast majority aged under 55, whereas 
the population as a whole has a large proportion aged over 65. 
 
Moving forward, consideration should be given as to what further work should commissioned 
to ensure that Breckland Council has a full and frank understanding of minority housing 
needs when formulating its policies. 
 
Chapter 7.5: Households with specific needs 
The primary Housing Needs Survey undertaken by Breckland Council/NEMS research 
included data on households with specific needs.  Looking at the broader groups of needs, 
people within households declared they had the following needs or conditions.  Please note 
that it was possible for more than one household member to declare a need or condition: 

 
Table 7.5.1: broad groups of need or condition 

Need or condition Number of responses 

Older and more frail 4,432 

Physical disability 6,186 

Learning disability 901 

Mental health problem 2,252 
Source: Breckland Council/NEMS primary research, weighted data, 2012 
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A more specific question was also asked, about things which would make a person’s life 
easier in their accommodation.  The results of this are shown in table 6.5.2 below.  Please 
note that, once again, it was possible for more than one person within a household to 
declare more than one need. 
 

Table 7.5.2: specific changes which would make house easier to live in 

Need or condition Number of responses 

Lift or stairlift 1,019 

Extra handrails 1,541 

Other adaptations 1,043 

Downstairs toilet 1,304 

Level access shower 2,654 

Other alterations to bathroom/toilet 1,280 

Alterations to kitchen 1,114 

Emergency alarm 1,114 

Parking space 1,161 

More support 1,067 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 
‘I have been unable to have a bath or shower for 3years.  I am 86yrs old, I have to struggle 
to wash myself down on the bathroom floor....  I have had a letter from my doctor to say that 
I need a wet room.  Only today I had a man round to put a wet board in.  He ... said I would 
be unable to use it.  There are 6 other people around me who have had this work done.  All 
are younger and more mobile’ – comment from primary survey respondent. 
 
The Institute of Public Care also provides information on population estimates for people 
aged 18-64 via the (PANSI) system.  This provides data on residents projected to have 
learning disabilities, physical disabilities and mental health problems.  This shows rises in 
the population with learning disabilities and physical disabilities.  There are also slow 
projected rises in the population with various types of mental disorders. 
 
Based on this data, consideration needs to be given by Breckland Council in their policies to 
development of adapted stock to ensure the needs of people with physical and other 
disabilities are met. 
 

Table 7.5.3: Population aged 18-64 projected to have a disabilities, in age bands, 
projected to 2030 – Breckland 

 2012 2014 2016 2018 2020 

Total population aged 18-64 projected to 
have a learning disability 

1,842 1,854 1,863 1,880 1,892 

Total population aged 18-64 projected to 
have a moderate or serious physical 

disability 

8,137 8,124 8,238 8,402 8,556 

People aged 18-64 projected to have a 
common mental disorder 

12,274 12,286 12,363 12,472 12,561 

People aged 18-64 projected to have a 
borderline personality disorder 

343 343 345 348 351 

People aged 18-64 projected to have an 
antisocial personality disorder 

268 268 270 273 276 

People aged 18-64 projected to have 
psychotic disorder 

305 305 307 310 312 

People aged 18-64 predicted to have two or 
more psychiatric disorders 

5,493  5,500 5,535 5,585 5,628 

Source: PANSI, 2012 
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Chapter 7.6: Low cost market housing 
Historically, Breckland Council has not worked with low cost market sale, having developed 
only one scheme.  It has historically been felt that low cost market sale was competing for 
the same sector of market as Homebuy and other intermediate products.  These products 
were better understood than low cost market sale, and in practice, have proved easier to sell 
and to obtain mortgages upon.  It is therefore felt that the existing low cost market 
properties, including the new Shared Equity developments undertaken by Breckland Council 
themselves, are sufficient to meet needs for this type of housing. 
 
Intermediate affordable housing 
The guidance advises examining whether there is an intermediate gap between social rents 
and lower quartile market entry prices.  There is an acceptance that fluctuations are likely to 
occur as market rents, social rents, house purchase prices and incomes change and 
interact.  The worked example below follows the example in the guidance. 
 

Table 7.6.1: Mortgage potential and property availability in Breckland 

 1 bed 2 bed 3 bed 

Average social rent (Breckland) £61 £72 £78 

Affordable for income of £12,722 £15,017 £16,269 

Mortgage potential of £44,527 £52,560 £56,941 

Properties available at this price No 1 park home No 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 
From this data, it is clear there is an intermediate housing gap in Breckland, and that 
intermediate housing should form part of our considerations.  This is explored further in 
chapter 7.9 below. 
 
Chapter 7.7: Eligibility 
The CLG guidance recommends consideration is given to eligibility for intermediate 
affordable housing.  Currently, the Homebuy scheme considers the vast majority of 
applicants to be eligible. The principal disqualifiers are a household income of over £60,000, 
inability to obtain a mortgage, or an income that would allow an open market property to be 
purchased.  Existing homeowners are also ineligible under most circumstances.  Given that 
the average Breckland income is under £21,000, these restrictions are not felt to be onerous.  
It is unlikely that widening them would have a significant effect on the housing market.  It is 
therefore considered that eligibility issues are adequately covered, and do not require any 
special consideration here. 
 
Chapter 7.8: Key workers 
The final group required to be covered by the CLG guidance is key workers.  Since the 
guidance was produced, funding has moved away from key worker schemes, with more 
general intermediate market schemes now favoured.  A comparison was also made between 
give officially-recognised key workers and the average Breckland income.   
 
Table 7.8.1: 3rd year salaries in various key worker occupations, compared to average 

Breckland salaries 

 Mean income 

Breckland £20,900 

Firefighter (development) £22,038 

Police Constable (after 2 years service) £27,471 

Nurse (AFC Grade 5 point 3) £22,676 

Teacher (M3) £25,186 

Prison Officer (Point 3) £21,561 
Source: Breckland Council/NEMS primary research, weighted data, 2012 

 



 86 

Table 6.8.1 above demonstrates that in all five cases, the salary for a key worker who has 
completed 2 years service exceeds the average income in Breckland.  The 2 years of 
completed service point has been chosen as reflective of the point where a new entrant is 
sure of their career choice and likely to wish to settle down.  Based on this evidence, it is not 
felt there is a significant need for key worker housing in Breckland. 
 
Chapter 7.9: The requirement for intermediate affordable housing 
This section examines the overall need for intermediate affordable housing.  It makes the 
working assumption the schemes will come forward on the same basis as over the past five 
years – i.e. principally shared ownership and shared equity schemes for house purchase, 
rather than intermediate rent or similar.  This ensures, as per the guidance, that specific 
consideration is being given to the products likely to arise, rather than a more general 
outlook.   
 
Earlier, we gave consideration to how many people could afford to buy on the open market.  
This was assessed as: 100% of households with an income of over £40,000 
    75% of households with an income of between £30-£40,000 
    50% of households with an income of between £20-£30,000 
 
Having examined the affordability figures further, it is estimated that the following percentage 
of people can afford intermediate products: 
 
25% of households with an income of £30-£40,000 (100% able to afford open market or 
intermediate) 
30% of households with an income of £20-£30,000 (80% able to afford open market or 
intermediate) 
20% of households with an income of £17,500-£20,000 (20% able to afford open market or 
intermediate) 
 
Applying this income breakdown to the number of people in need, it can be calculated that, 
of the 530 people in need of affordable housing each year, 191 (36%) could afford an 
intermediate product.  Supply is not considered at this stage as it was already taken into 
account at stage 3.7 in arriving at the figure of 530.  Therefore, to take account of it at this 
stage would be to double-count. 
 
The 36% estimate of need for intermediate housing suggests that Breckland Council has 
some options here.  The existing HMA calls for a 30% intermediate housing need, and it 
would not be inappropriate to retain it at this level.  A 35% intermediate housing level would 
be the natural increase and the best fit with the actual need.  A 40% intermediate housing 
level could be justified on the evidence, if Breckland Council were minded to support it.  This 
would be on the basis that some of the units would be purchased by better-off social housing 
tenants, who would free up a cascade allocation.  This is not felt to be a significant number, 
hence it is felt that the evidence can support an intermediate percentage of between 30% 
and 40%. 
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Chapter 8: Conclusion 
Overall, this study has demonstrated that a strong need for housing remains in Breckland.  
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. 
 
Breckland shared its housing market characteristics with surrounding authorities, referred to 
in the document as the ‘wider study area’, which may give some choices over future housing 
delivery.  However, it is manifestly clear that a rising population will fuel a need for further 
housing delivery, across the district.  Within this growth, there is a marked increase in the 
population aged over 85, which creates issues around the provision of specialist housing, 
and the under-occupation of existing stock.   
 
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.  However, the findings of the 
HMA will need to be tested as part of the wider viability work on the new Local Plan.  
Delivery of this level of housing will also need to look at new opportunities, which should 
include exceptions sites with a proportion of cross-subsiding market housing. 
 
There is a reasonable interest in self-build, however the ability to deliver on this is limited.  It 
is not considered necessary to have a specific policy or allocation for self-build in the Local 
Plan, as this need may be met by amendments to settlement boundaries or specific ‘trial’ 
sites on public sector land.  This aspect will be monitored. 
 
There is also a need for specialist forms of housing, in particular for housing with care and 
older people’s accommodation.  This accommodation will need to be viable for CIL; and also 
to have the potential to free up significant numbers of existing stock.  Policy guidance will 
need to be developed for planning, including requirements on Lifetime Homes. 
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Appendix A: SHMA work being undertaken by councils in the wider 
study area 
 
Breckland: have undertaken primary source SHMA to replace 2006-7 primary source 
SHMA, originally undertaken by Fordham Research as part of the Rural East Anglia 
Partnership. 
 
Broadland, South Norfolk and Norwich: original SHMA undertaken sub-regionally by ORS 
in 2006-7.  Update using secondary source data planned for 2014.  Will continue to work as 
a sub-region.  South Norfolk responded to the SHMA consultation, and ideas they raised 
were included in the revised document.  All three Greater Norwich authorities have also 
visited Breckland to discuss the SHMA on an informal officer level basis.  Outputs from the 
revised Greater Norwich SHMA will be considered as part of the updating process for the 
Breckland SHMA. 
 
Forest Heath and St Edmundsbury: continuing to work as part of the Cambridgeshire 
partnership.  This covers all parts of Cambridgeshire other than Peterborough, plus St 
Edmundsbury and Forest Heath.  This follows the original sub-regional SHMA undertaken in 
2006-7 – an update was undertaken for this c.2010.  Work is currently underway on a new 
secondary source SHMA, of which several chapters have already been released.  Outputs 
from this emerging SHMA will be considered as part of the first update to the Breckland 
SHMA.  Forest Heath also submitted a lengthy consultation response, as a result of which 
several significant changes were made to the draft report.  St Edmundsbury were consulted 
on the draft. 
 
North Norfolk: no update undertaken to original Rural East Anglia Partnership SHMA.  
However, this is currently under review, with a decision on how best to move forward likely to 
be taken later in 2013.  North Norfolk were consulted on the SHMA. 
 
King’s Lynn and West Norfolk: originally part of the Rural East Anglia Partnership SHMA.  
A secondary source update is currently underway, and expected to be published shortly.  
The outputs from this will be taken into account in the first update to the Breckland SHMA.  
Contributed to the consultation on Breckland’s SHMA. 
 
Norfolk County Council were consulted on the draft SHMA, and submitted a response. 


