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1. The Fordham Research Limited (FRL) study used a hybrid method – 5,507 postal surveys were returned and 204 personal interviews were conducted.

2. A postal survey increases the overall sample size, but would have been shorter than the interview survey and would only have gathered limited details on income and other household finances, information that is critical to robust analysis of housing need.

3. On the basis of typical postal survey response rates, the survey would not have gathered data from almost 7-in-10 of those households selected, implying the sample has arguably lost its randomness.  If a sample is not random, it cannot be assumed to be properly representative of its population so the study’s entire basis for analysis is flawed.

4. In 2002, the Council reported that they owned 5,018 units and RSLs owned 1,131 units in the district – a total of 6,149 units. The current build programme for affordable housing averages 65 units per annum.

5. Only 340 existing households were identified as being in housing need.  Even counting the existing need from potential households the existing need totals 622 households.
6. FRL suggest a gross need from 799 households in need of affordable housing each year.  On the basis of an annual supply of 290 re-lets, only 36% of these households are likely to be housed within the existing affordable housing stock.
7. On this basis FRL identify a need for 509 additional affordable units each year, or 2,545 units over the 5-year period 2002-2007.  This would mean that the existing stock needs to increase by more than 40% over 5-years.  Increasing supply of affordable housing to 509 units each year would require almost an 8-fold increase in current rates.
8. Every year, the needs of 444 households are not being satisfied (after taking account of new provision), i.e. over 2,200 households over a 5-year period

9. On the basis of the analysis, more households are falling into need every year than the total number of households currently in need.  If the flow is really this high, what has happened to those households who fell into need last year and in the years before that?

10. In the context of such implausible conclusions, we would suggest that there are fundamental flaws in the analysis.  In summary, we would note:

· The analysis of the needs of potential and newly forming households were fundamentally flawed and based on “ill-informed or unrealistic expectations about the future”.

· The analysis of established households falling into need did not take proper account of those households already in housing need.

· The assumption that affordable housing should be provided for 168 in-migrant households each year is unrealistic.

11. The analysis clearly provides an aspirational figure – not a justifiable target of housing need
Provision of Homes in North Norfolk
12. The majority of existing housing in North Norfolk is owner occupied with a dominance of detached and semi-detached properties.  Less than a quarter of the existing stock is either terraced properties or flats, which means that First Time Buyers will typically have relatively limited choice when entering the market.  

13. Looking at the average earnings of full-time employees, the cost of buying a dwelling in North Norfolk is nine times the average salary of a full-time worker.  Similarly, it takes just over six times the average salary to buy an average flat (which there are relatively few of).  
14. Virtually no owner occupied housing is affordable to households earning less than £20,000 p.a., and only 7.7% of properties sold would be affordable to individual earners with incomes from £20,000-24,999.  
15. The private rented market is affordable to far more households than home ownership – with 11.1% of all properties in the sector affordable to households earning £15,000-19,999.
16. Overall, there is a limited supply of housing available for those households earning £15,000-24,999 and to a lesser extent £25,000-29,999.
17. When the same analysis is repeated for the period 2002/03 we can establish that the amount of stock available for households with incomes of less than £30,000 has reduced by 17.7% points.

18. When the changes are considered in terms of those earning £15,000 or less vs. those earning £15,000-29,999; the proportion of stock available to those in the lower band has reduced by 27.0% (from 18.3% down to 13.4%) whereas the proportion of stock relating to the higher band has reduced by almost half (46.7%, from 27.3% down to 14.5%).
19. Given this significant reduction in available stock for those households earning £15,000-29,999 p.a. (the key target group for intermediate housing) it is apparent that whilst the North Norfolk analysis of housing need updated in 2002 did not consider that there was a significant role for shared ownership or other intermediate housing products in the district, it is clear that the need for such housing has increased markedly since this report was published.

20. A recent ORS study for Greater Norwich analysed the Broadland and South Norfolk authorities and their characteristics are likely to be similar to that of North Norfolk.  The Broadland and South Norfolk results indicate that North Norfolk is likely to require mainly 3 and 4 bedroom market housing, and a mix of 1, 2 and 3 bedroom intermediate and social properties.  




































