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CONTEXT AND METHODOLOGY
Background to Affordable Rural Housing
Affordable housing is housing made available for either rent or shared ownership, based on
the evidence of need, to those unable to afford market prices. One approach to delivering
affordable homes in rural areas is through rural exception site policy. A rural exception site is
a site used specifically for affordable housing in a small rural community that would not
normally be used for housing because it is subject to policies of restraint.
Affordable housing on rural exception sites must remain as affordable housing in perpetuity
and planning conditions and legal agreements are used to prioritise the occupation of
property to people falling within categories of need and who can prove a local connection
through family, residence or work. The Housing & Planning Act 2016 will have implications
for rural affordable housing. However, until the regulations are published which will set out
the details of implementation these are not clear.
To be eligible for rental properties, applicants must complete an application form to join the
local Housing Register and they would then be able to bid for properties through the choice
based lettings scheme. To be eligible for low cost shared ownership properties, applicants
must apply to the local Housing Register and then apply directly through the local Homebuy
Agent. You can read more about choice based lettings and low cost home ownership in
Appendix 1.

Context
Cambridgeshire ACRE was commissioned to carry out a Housing Needs Survey in
Whittlesford in November 2016 by Whittlesford Parish Council. This survey was carried out
with the support of Cambridge Housing Society and South Cambridgeshire District Council.
The survey costs have been met by Cambridge Housing Society.
The survey was commissioned to feed into the Whittlesford Neighbourhood Plan. The
specific aims of the survey were to gauge opinion on the value of developing affordable
homes for local people in the parish and to determine the scale and nature of affordable
housing need. However, the nature of the survey means that it also identifies wider market
need such as, for example, downsizing.

Methodology
Survey packs were posted to all 759 residential addresses in the parish on 1 February 2017.
The survey packs included covering letters from Cambridgeshire ACRE and Whittlesford
Parish Council, a questionnaire, a FAQ sheet on rural affordable housing and a postage paid
envelope for returned forms.
The questionnaire was divided into two sections:
 Part One of the survey form contained questions to identify those who believe they
have a housing need. Respondents were also asked if they supported the idea of
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building a small affordable housing development in the village. All households were
asked to complete this section.
Part Two of the survey form contained questions on household circumstances and
housing requirements. This part was only completed by those households who are
currently, or expecting to be, in need of housing.

The closing date for the survey was Friday 17 February 2017. In total, 201 completed forms
were returned giving the survey a 27 per cent response rate. Most of our Housing Needs
Surveys achieve a response rate of between 20 and 25 per cent.

Whittlesford Parish
Whittlesford is a relatively large parish in South Cambridgeshire with a population of about
1,600 living in nearly 700 dwellings.1 Most of the population, about 1,200, live in
Whittlesford village. A further 320 live in Whittlesford Bridge (as the area at the southern
edge of the parish is sometimes known). Seventy live in Burma and Ledo Roads, formerly
part of Duxford airbase and on the west side of the M11 and the remainder live in more
isolated dwellings across the parish.2

1

The discrepancy between this figure and the 759 addresses used for the survey is either due to recent
development activity or differences in the datasets
2
‘Cambridgeshire Population and Dwelling Stock Estimates: mid-2013’, Cambridgeshire County Council,
December 2014
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Whittlesford lies about six miles due south of the southern fringe of Cambridge city. It is
surrounded by villages of varying sizes including Sawston, Pampisford, Duxford, Thriplow,
Newton and The Shelfords. The A505 lies about one mile to the south of Whittlesford village
centre and provides access to the M11 and A11. The parish also benefits from access to a rail
station – Whittlesford Parkway – at Whittlesford Bridge.
The scale of Whittlesford means it offers a better range of services than many other
parishes. Services include a shop cum post office, three pubs, two churches and a primary
school. The parish also offers a wide range of clubs and societies. Medical and dental
facilities are accessed in Shelford and Sawston. The nearest secondary schools are in
Sawston and Melbourn.3
Population growth has been fairly muted in recent years. Between 2001 and 2013 the
population changed little. However, there was more significant growth in the 1990s.
Between 1991 and 2001 the population grew by about 200.4 Over the period 2002/3 to
2015/16 there were an additional (net) 65 dwellings built in the parish. Half these were built
in one year, 2010/11, at Whittlesford Bridge. In fact, Whittlesford Bridge accounts for about
two thirds of all the houses built over the period.5
Whittlesford is classified as a ‘Group Village’ in the emerging Local Plan. This means that
residential schemes will normally be restricted to 8 dwellings within the village framework or
exceptionally 15 dwellings where this would make best use of a single brownfield site.6
However, it should be noted that larger schemes than this are currently being proposed.
Whittlesford is a relatively wealthy parish. Household earnings are estimated to be
significantly higher than Cambridgeshire as a whole and deprivation is much lower.7
Whittlesford Lower Super Output Area (LSOA) is ranked as the 29,626 th least deprived LSOA
in England out of 32,844 LSOAs. In other words, it is in the lowest decile.8 This is reflected in
the low numbers of households in receipt of income related benefits.9
Economic activity rates are well above the England average. This is due to both high levels of
full-time employees and self-employed. The resident workforce is well qualified. Forty six
per cent are qualified to Higher Education level compared with 33 per cent in
Cambridgeshire and 27 per cent in England. This is consistent with the higher than average
level of people working in managerial, professional and associate professional roles (58 per

3

http://www.whittleweb.org.uk/
‘Cambridgeshire Population and Dwelling Stock Estimates: 1991-2010’, Cambridgeshire County Council, July
2011
5
‘Housing Completions in Cambridgeshire 2002-2016’, (Tables H1.2 and H2.2), Cambridgeshire County Council,
undated.
6
‘Proposed Submission South Cambridgeshire Local Plan’, South Cambridgeshire District Council, July 2013
7
‘Rural Community Profile for Whittlesford (Parish)’, Cambridgeshire ACRE/ OCSI, November 2013
8
The Index of Deprivation 2015 measures deprivation at LSOA level against a range of indicators. The Index is
available at LSOA level. LSOA boundaries are not contiguous with parish boundaries. However, LSOA
E01018303 is a good fit with Whittlesford village, if not the more rural parts of the parish.
9
Rural Community Profile for Whittlesford (Parish)’, Cambridgeshire ACRE/ OCSI, November 2013 and ‘DWP
working age benefit claimants’ August 2016 (extracted from NOMIS)
4
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cent in Whittlesford; 46 per cent in Cambridgeshire; 41 per cent in England). The largest
employment sector for Whittlesford residents is education.10
The age profile of Whittlesford is fairly typical of a rural Cambridgeshire community. The 2039 age cohort comprise only 15 per cent of the population compared with 23 per cent across
Cambridgeshire as a whole. In contrast, 29 per cent are aged over 60 compared with 24 per
cent in Cambridgeshire. The numbers of school age children are similar to the county
average. This profile suggests there is a significant exodus of young adults from the parish
which is counter-balanced by an influx of families with many of the parents potentially
staying in the parish into their retirement years.
Figure 1: Population age profile, 2011
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‘Parish Profile Data: Whittlesford’, Cambridgeshire County Council Research Group, 2014. Data taken
from 2011 Census, QS103EW

The majority of households (72 per cent) in Whittlesford are owner occupiers. Over half of
these own their property outright without a mortgage which is probably due to the relatively
high proportion of older people in the community. Social rented housing comprises a higher
share (19 per cent) than across South Cambridgeshire (14 per cent). These tenures are
counter-balanced by a very low proportion of private rented accommodation. There is also a
very limited supply of shared ownership properties. 11

10
11

Rural Community Profile for Whittlesford (Parish)’, Cambridgeshire ACRE/ OCSI, November 2013
Parish Profile Data: Whittlesford’, Cambridgeshire County Council Research Group,2014
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Rural roads leading into Whittlesford

West End, Whittlesford © Copyright John Sutton and
licensed for reuse under this Creative Commons
Licence

Duxford Road, Whittlesford © Copyright Keith Edkins
and licensed for reuse under this Creative Commons
Licence

A more recent assessment of affordable housing in the parish suggests the stock of
affordable may now be a little higher. This is probably due to both new development and
some dwellings being wrongly recorded at the 2011 Census (forms were self-completed).
South Cambridgeshire DC estimates that it currently owns 41 dwellings available for ‘general
needs’, 35 for dwellings termed as ‘sheltered housing’ and 10 dwellings on an ‘equity share’
basis (slightly different to shared ownership). Housing Associations have a further 54
dwellings available on a rented basis and seven on shared ownership terms.12
Figure 2: Household tenure, 2011
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‘Parish Profile Data: Whittlesford’, Cambridgeshire County Council Research Group, 2014. Data taken
from 2011 Census, QS405EW

All of the Local Authority sheltered housing and shared equity dwellings are bungalows. In
total, about half of all ‘affordable dwellings’ are bungalows which suggests that it is heavily
12

‘Housing Statistical Information Leaflet’, South Cambridgeshire District Council, October 2016
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skewed towards the needs of elderly people. The stock is also relatively small in terms of
house size by number of bedrooms. Forty six (31 per cent) of dwellings are 3-bed properties.
The rest are smaller. This compares with 70 per cent of the whole housing stock in
Whittlesford being 3 bed properties or larger.13 In fact, Whittlesford’s housing stock, in
terms of number of bedrooms, is similar to South Cambridgeshire and Cambridgeshire as a
whole. (Most rural parishes have a stronger tendency towards larger houses)
A similar theme emerges in terms of housing type. Detached dwellings (48 per cent) are the
dominant type in Whittlesford. However, this dominance is much less noticeable than in
many rural Cambridgeshire parishes.14 This will, in part, be explained by Whittlesford
retaining a relatively high proportion of affordable dwellings compared to many villages.
There are relatively few detached affordable dwellings.
Figure 3: House type, 2011
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‘Parish Profile Data: Whittlesford’, Cambridgeshire County Council Research Group, 2014. Data taken
from 2011 Census, QS402EW

Local Income Levels and Affordability
Buying on the Open Market
A review of property estate agent websites revealed that there are ten dwellings currently
on the market in Whittlesford.15 The lowest priced is a 2-bed semi-detached bungalow
priced at £235,000. The lowest priced house is a 2 bed terrace for sale at £250,000. There is
also a shared equity 2 bed semi-detached bungalow available. A seventy per cent equity
stake will cost £192,500 and applicants must be aged over 60.
13

This is comparing affordable housing stock in 2016 with the whole parish stock in 2011 but the proportions
will have changed little over this time.
14
Parish Profile Data: Whittlesford’, Cambridgeshire County Council Research Group,2014
15
Review of www.nestoria.co.uk, www.zoopla.co.uk and www.rightmove.co.uk on 16 March 2017
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Properties currently on the market in Whittlesford

3 bed semi-detached bungalow, Whittlesford for sale
@ £235,000 www.rightmove.co.uk. This was the
lowest priced bungalow on the market at the time of
writing

2 bed terrace, Whittlesford (Heathfield) for sale @
£250,000 www.rightmove.co.uk This was the
lowest priced house on the market at the time of
writing

The lowest priced 3 bed property is for sale at £325,000. Half of the properties currently on
the market are seeking prices of £500,000 or more.
Sales over the last year were also reviewed to draw a larger sample. This identified a further
ten properties. However, an even higher proportion of these (seven out of ten) sold for
£500,000 or more. The lowest priced sales were a 3 bed semi @ £340,000 and a 4 bed semi
@ £405,000.16
Properties on the market or recently sold in Whittlesford

3 bed semi, Whittlesford for sale @ £325,000
www.zoopla.co.uk. This was the lowest priced 3 bed
property on the market at the time of writing

3 bed semi, Whittlesford sold @ £340,000, March
2016, www.rightmove.co.uk. This was the lowest
price sale in Whittlesford in the last 12 months

These prices can be considered alongside published house price data by Hometrack (see
Table 1) to provide an indication of entry level prices in the Whittlesford housing market.
Hometrack data covers the larger area of Whittlesford ward. This includes the parishes of
Whittlesford and Thriplow. It suggests that lower quartile house prices in the ward are lower
than neighbouring wards and South Cambridgeshire as a whole for 2 and 4 bed properties.

16

Land Registry sales data can be accessed from www.zoopla.co.uk, www.right-move.co.uk and
www.nestoria.co.uk. However, there can be a delay in data being uploaded. The data referred to here includes
sales up to 31 January 2017.
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Prices for 3 bed properties are more in line with neighbouring wards and higher than South
Cambridgeshire.
These prices need to be treated with some caution. They are based on a small number of
actual sales and valuations. For example, the prices cited for Whittlesford are based seven 2
bed properties, ten 3 bed properties and three 4 bed properties. Nevertheless these prices
are based on the actual prices that households have had to pay in the Whittlesford housing
market. They reflect the general shortage of available properties on the market.
Table 1: Lower Quartile Property Prices by ward, July - December 201617
2-bed

3-bed

4-bed

Whittlesford

£206,000

£351,560

£340,000

Duxford

£295,000

£301,246

n/a

The Abingtons

£280,375

£365,000

£502,250

Sawston

£280,000

£280,000

£443,750

The Shelfords & Stapleford

£320,000

£365,000

£546,875

n/a

£350,000

£376,000

£230,000

£280,000

£400,000

Fowlmere & Foxton
South Cambridgeshire

Note: Data are an average of house price sales over a six month period. Prices can fluctuate from one
period to another due to the low level of sales involved. Nevertheless, the prices do reflect actual sales
and valuations.

Table 2 has been constructed from the discussion above. Affordability is assessed in the
context of three price levels. Some standard assumptions about deposits and mortgages are
applied to calculate the minimum salary needed to purchase these properties.
Table 2: Annual Income requirements for open market properties
House Price

Deposit required
(assume 15%
required)

Annual income required
(based on mortgage
lending principle of 3.5 x
income)

Monthly mortgage
payment18

£206,000

£30,900

£50,029

£830

£280,000

£42,000

£68,000

£1,129

£352,000

£52,800

£85,486

£1,419

17

Hometrack Intelligence Service (Whittlesford ward includes the parishes of Whittlesford and Thriplow)
Source: www.moneyadviceservice.org.uk – mortgage calculator based on 3% repayment mortgage repaid
over 25 years
18
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The entry level price for a 2 bed house has been assumed to be £206,000 (the lower quartile
price for a 2 bed house in Whittlesford ward). £352,000 is the lower quartile price for a 3
bed house in Whittlesford ward. £280,000 has been selected as a mid-way point between
these prices.
Even at an entry level price of £206,000 an annual income of about £50,000 would be
required on the assumptions used. To put this is context, a household with two people
working full-time and earning the ‘national living wage’ will earn about £30,000 per
annum.19
It should be remembered that a household’s ability to buy is also dependent on them having
saved an appropriate deposit. The calculations presented here assume a mortgage to house
value of 85 per cent. In other words, the purchaser can raise a deposit of 15 per cent. It may
be possible to secure a mortgage with a lower deposit but this will require even higher
income levels. Clearly, many existing owner occupiers in Whittlesford will have significant
housing equity. However, young people seeking to leave the parental home or those in the
rented sector may not.
Every household has its own set of unique circumstances. Therefore, the assumptions set
out above are just that; working assumptions. Nevertheless, it seems reasonable to conclude
that many low income households with a connection to Whittlesford have little chance of
being able to set up home in their own community without some kind of support.
Buying in Shared Ownership
Shared ownership gives the opportunity to 'part buy' and 'part rent' a home. This means if a
household can't afford to buy a property outright they may be able to afford to buy a share
in a property. The initial share purchased can be as low as 25 or 30 per cent. At a point when
the household can afford to, they can choose to buy a further share of the property.
Where a property has been built on a rural exception site, the maximum percentage that can
be owned is 80 per cent so that the property always remains available as affordable housing
and can never be sold on the open market.
Shared ownership housing schemes are tailored for people who cannot afford to buy a
suitable home by outright purchase, and who are in housing need. When someone moves
out of a shared ownership property, their property will either be offered to the housing
association to find a buyer or it may be advertised in the local estate agents. On rural
exception sites, people with a local connection to the parish will always have priority.
Shared ownership affordability will be heavily influenced by the share of the property
purchased. The purchaser must provide an appropriate package of deposit and mortgage to
cover the cost of the share purchased. Rent would be paid on the unsold equity at a rate of
2.75 per cent. It is also likely that a small service charge would also be applicable. However,
these charges represent a significant subsidy in comparison with comparable market rents
which makes shared ownership an attractive option for some households.
19

http://www.livingwage.org.uk/. The national living wage, introduced in April 2016, pays £7.20 per hour but
only applies to those aged 25 and older
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There are currently seven shared ownership properties in Whittlesford. The shared equity
properties part-owned by South Cambridgeshire operate on a slightly different basis. Any
new ‘low cost home ownership’ properties built today are likely to be similar to the shared
ownership model described above.
Renting
Table 3 shows the typical cost for renting privately and compares this with the typical rental
cost of a new Housing Association property. The Government has recently taken steps to
bring social housing rents closer to private sector ones, with rents for new tenants set at up
to 80 per cent of the amount you would have to pay in the private sector.
The Local Housing Allowance would not be sufficient to cover the cost of a two, three or four
bed property at an ‘affordable rent’. Our review found three properties for rent on the open
market.20 These were for a 1 bed bungalow, 3 bed bungalow and 4 bed detached house. All
were seeking rentals in line with the average (median) rent cited in Table 3. As a result, all
would be above the Local Housing Allowance. The scarcity of properties highlights that
accessing the private rented market is also about availability as well as affordability.
Table 3: Comparison of property rental costs in Whittlesford ward, January 2016 – December
201621
No. of
Beds

Typical market
rent per week
(median rent)

Entry level rent per
week
th

(30 percentile)

Housing Association
Maximum
affordable rent per
week
(80% of median
market rent)

Local Housing
Allowance
2016-17
(applicable from
1 April 2016)

1

N/A

N/A

N/A

£126.05

2

£190

£190

£152

£140.74

3

£229

£229

£183

£168.45

4

£438

£433

£350

£218.16

Social rented properties are also in scarce supply. Between March 2008 and December 2013
18 properties became available. They attracted an average of 56.5 bids each (compared with
54 per property across South Cambridgeshire as a whole).22 More recent evidence from
South Cambridgeshire District Council suggests that this rate of turnover has remained fairly
constant. The highest turnover is for sheltered housing stock.23
20

Source: www.zoopla.co.uk, www.right-move.co.uk and www.nestoria.co.uk (as at 16.03.2017)
Hometrack Intelligence Service (Whittlesford ward includes the parishes of Whittlesford and Thriplow)
22
‘Parish Profiles’, Cambridgeshire County Council Research Group, October 2014
23
‘Housing Statistical Information Leaflet’, South Cambridgeshire District Council, October 2016
21
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RESULTS FROM PART ONE – VIEWS ON AFFORDABLE HOUSING
DEVELOPMENT AND IDENTIFYING THOSE IN HOUSING NEED
Views on Affordable Housing Development in Whittlesford
All respondents to the survey were asked if they would be in favour of a small development
of affordable homes for local people within the parish. Eighty two per cent of respondents
supported the principle of such a development and 16 per cent were opposed. Two per cent
did not state an opinion. The results are illustrated in Figure 4. The level of support for
affordable homes is higher than survey findings in other parishes in Cambridgeshire. Support
is typically in the range of 55-75 per cent.
Figure 4: Attitude towards affordable housing development
16%

2%
In favour
Not in favour
Not stated

82%

Many respondents chose to include additional comments to qualify their answers. A
selection is presented here, grouped by theme. They highlight some of the key issues that
concern local people.
There was recognition from those in favour that need spanned all ages:
 It is important to maintain an appropriate mix of housing to provide homes for all age
ranges
 There needs to be affordable homes for growing families. 2 bed properties are too small
for families of 3+ people
 As an aid to young people wanting a home. These homes should cater for single people
and elder people so suggest inclusion of flats and smaller houses - as well as for families
 There is a need for additional social housing across a range of tenures in this area. House
prices on the open market continue to rise above average wage growth leaving many
households - actual or prospective - unable to access their own property
 We need to try and maintain a balance of housing in our village
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There was a concern that affordable housing should be genuinely affordable both now and
in the future:
 So long as the housing is properly affordable and kept for local people in need, rather
than being used for well-off people working in Cambridge and looking to move out
 Our support for this is conditional upon the new housing remaining as affordable homes.
If they were to be sold in the future to private buyers for their personal profit then we
would be totally opposed to the proposal
 Make them affordable not out of reach! Or give them help financially to be able to buy
them. It's no good saying affordable homes are valued at £250k-£300k
 Whittlesford is an expensive village - any affordable housing would need to be just that affordable - and commensurate with the earning power of the local people who need
them
Ensuring any new affordable homes built were allocated to local people was a priority for
some:
 'Local' needs to be re-defined. A strict hierrarchy of: (1) living in too small accommodation
in Whittlesford (2) living with family in Whittlesford with desire to live independently (3)
living with other people outside Whittlesford but having a job in Whittlesford
 I think people should have a minimum period of 'connection' to prevent commuters
buying houses and their families immediately becoming eligible and taking homes from
long standing locals
 Requirement should be for a strong and genuine link to the village. Should not be possible
for people to 'profit' from the housing
Location is another important consideration. There was a preference for building on
brownfield sites and within the village framework. There was strong resistance to building
on the green belt or environmentally sensitive areas:
 Any developments should only take place where there is little or no value to the heritage,
culture and environment of the village. I believe there are 'more greener' parts of the
village than other parts that should be left alone
 Preferably using brownfield or disused land
 No building on green belt or on areas of special flora and fauna
 On brownfield sites only
It should be noted that development economics dictate that a rural exception site is always
likely to be built outside of the village framework. However, environmental constraints are a
still a key consideration in finding a suitable site.
There were also some more general comments about the importance of design in limiting
the impact of any development on the village:
 As long as it does not spoil us as a village and becomes too large a development. Plus, it
must be for Whittlesford families only; not like Newton Road development 24
 As long as all potential environmental impacts are given top priority

24

It should be noted that contrary to this comment, all dwellings on the Newton Road rural exception site were
allocated to households with a local connection to Whittlesford
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Careful thought must be given to the number and position, eg. one plot may lead to the
equivalent of Whittlesford'd 'ghetto'. Thus thoughts about why the housing is needed,
therefore where it should be located and how it is best integrated needs to go into the
plan
Any development of affordable homes must be to a high architectural standard, in
keeping with surrounding properties. Only designs with pitched roofs to be allowed,
definitely NO flat roofs. There must be a minimum amount of garden provided with each
property. I suggest the garden area is at least twice the house plot area. There should be
no multi-occupancy properties

Ten dwellings was the most commonly cited size limit:
 Emphasis should be on SMALL ie. up to 10 properties
 Maximum 6-10 houses
 A small development, not lots of developments
 But with a maximum number of 10 homes on a site
There were a number of comments about tenure with shared ownership being preferred to
rented accommodation by some:
 Ideally, a good equal mix of housing. No development of just one type of housing:
affordable very small; affordable small; medium/ ordinary 3/4 beds; large 4 beds
 But affordable homes - not social housing
 We are in favour of affordable homes, especially shared ownership. We are not in favour
of social/ council housing
 Yes if a large proportion were shared ownership, not keen on Housing Association rentals
The impact of further development on the existing infrastructure, particularly local roads,
was a concern. For some, this was a problem that would need addressing. For others, it was
sufficient reason for not accepting more houses:
 It should be looked at the traffic and the school before any plans for small developments
are put forward. As these issues cannot just be under the table as the school is at full
capacity and the traffic is more and more on our small roads
 In favour, provided the development is small enough to limit strain on roads, eg. A505
 Not any large development; but several small developments over time, providing services,
especially the school, can grow and cope
 Very congested roads especially access to A505
 1. will increase congestion on A505 2. risk of crowded, low quality houses and plots
Green belt was a recurring theme and some of those opposed to more affordable housing
linked it to the potential impact on the character of the village:
 I would be in favour but the building should be done on brownfield sites. I am absolutely
against building on green belt and therefore against 'rural exception sites' for building
 In principle, we are in favour of prioritising housing for people with a local connection.
However, we would not want the development to be built on green belt land, especially in
the centre of the village. It is important that any future development does not impact on
the central spaces that make this village special
Some respondents questioned the need for further affordable housing:

Page 15 of 23





Already enough affordable houses in village. Any more housing would destroy ambience
of present homes
No need, I wonder how many with no need will reply. Very skewed questions. Sorry but
not a fair survey at all
This has already been done in the village. People need to live in the areas they can afford.
There is already enough 'affordable housing' in the area eg. Maynards LA housing, new
houses (& original houses) on Newton Road, Mill Lane, Knights Orchard etc etc

There was also concern about potential anti-social behavior from residents:
 Previous experience living near affordable homes was very negative. Residents caused
much malicious damage to vehicles and property. I moved to get away from this
 Not happy with the behaviour of some of the occupants of these properties
Some were also concerned about the ability of the planning system to deliver what is
intended:
 I've heard that a recent such development, through using fraudulent or incompetent
environmental survey, has been built on a green field site containing endangered flora
and fauna. I don't trust the planning process to protect our village environment, which is
under huge pressure, with the traffic on the A505 increasing at a rate that's out of
control, the threat of a motorway service station being built, the village school already
bursting at the seams
 Concerns that scheme would be misused eg. RTB subsequently being sold at substantial
profit, thereby preventing homes remaining affordable
Finally, some objected on the grounds of a ‘local connection policy’, feeling that any new
housing should be open to all:
 No, this restricts growth and development of the area. It should be balanced not
prioritised or good quality needy new residents will be unduly restricted
 This proposal appears artificial and illogical; the parish should welcome people from
anywhere. A 'local connection' also seems to be a subjective concept open to abuse
The survey has revealed a wide range of opinions. There is strong support for the idea of
affordable homes for local people in principle. However, respondents have flagged a number
of valid concerns that will have to be taken into account if a scheme is to be progressed.
These concerns can often be ameliorated with a well-designed scheme in a suitable location
and of an appropriate scale. However, for some, no scheme is likely to be acceptable. The
Parish Council will need to balance these views when deciding how to proceed.

Suitability of Current Home
Respondents were asked to indicate whether or not their current home was suitable for
their household’s needs. Figure 5 shows that 83 per cent of respondents felt their current
home is suitable for their household needs, with 15 per cent indicating that their current
home is unsuitable for their needs. (Two per cent did not answer the question) The 15 per
cent of respondents who indicated that their current home is unsuitable for their needs
equates to 30 households.
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Figure 5: Suitability of current home

15%

2%

Suitable
Not suitable
Not stated

83%

Those stating their current home is unsuitable were asked to indicate the reasons why.
Respondents were allowed to give more than one reason for unsuitability, so all responses
are recorded. In total 45 reasons were reported. Figure 6 illustrates the reasons respondents
gave for their current home being unsuitable. The most commonly cited reason was ‘No
suitable homes available locally’ followed by ‘Need own home’. ‘Too large’, ‘Too small’, ‘Too
expensive’ and ‘Family circumstances are changing’ were the other most commonly cited
reasons. This range of reasons reflects the diversity of need across the parish.
Figure 6: Reasons why current home is unsuitable
10
8
6
4
2
0
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RESULTS FROM PART TWO – IDENTIFYING CIRCUMSTANCES AND
REQUIREMENTS
Part Two of the Survey was only completed by those respondents who had indicated that
their current home is unsuitable for their household’s needs and who are therefore
potentially in housing need. Responses to Part Two were made on behalf of 30 households.
An assessment of each response has been undertaken by Cambridgeshire ACRE and a
decision made regarding whether the household can be considered a potential candidate for
affordable housing in Whittlesford based upon, for example:
 evidence of local connection,
 eligibility for affordable housing,
 particular medical and welfare needs,
 housing tenure and location preference.
Following this assessment, 22 households were excluded. The majority were seeking to
address their own needs through the open market. Five responses did not provide sufficient
information to allow a reasonable assessment to be made. A further four were seeking to
leave the parish. Of the eight responses which were considered to include eligible affordable
housing candidates, one included two potential households. Therefore, the survey identified
nine households in need of affordable housing.
The remainder of this section sets out the overall findings regarding those found to be in
need of affordable housing in Whittlesford. It should be noted that the results are based on
those households completing the Housing Needs Survey. In practice, the total level of
housing need (set out in the Summary and Recommendation section) is usually greater due
to the addition of Housing Register data. The composition of the households from the two
sources may, and often does, vary.

Local Connection to Whittlesford
Residence and family connections
Respondents were asked to indicate whether or not they currently live in Whittlesford or
whether they had family connections to the parish. Table 4 reveals that all of the households
live in the parish. Two thirds have lived in Whittlesford for over 15 years and some for
significantly more than 15 years.
Table 4: Length of time living in the village

Less than 1 year
1-5 years
5-10 years
10-15 years
More than 15 years
Don’t live in village
Total

Frequency
1
2
0
0
6
0
9
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Five of the nine households have family living in the parish. In all cases this is a parent(s) and
reflects the need amongst young people wanting to stay in their local community. None of
the older households had family in the parish. This may be because people have moved to
the parish at an older age or their children have left the parish in search of their own home.
Of those without a family connection the most common reason for wanting to be in
Whittlesford was that their children attended William Westley primary school which clearly
has a strong reputation.

Household Composition
The survey sought to understand the gender, age and status of those who might potentially
live in any affordable housing built as a result of this survey.
Number of people who will make up the household
Table 5 sets out the number of people making up each household. Most would be small –
one or two person households. Two households would contain four people – both young
families.
Table 5: Number of people in the household

1 person
2 people
3 people
4 people
5 people
6 people
7 people
Not stated
Total

Frequency
4
3
0
2
0
0
0
0
9 households

No of people
4
6
0
8
0
0
0
0
18 people

Gender and Age
Table 6: Age profile of residents

Under 16
16 - 24 years
25 - 29 years
30 - 39 years
40 - 49 years
50 - 54 years
55 - 59 years
60 - 64 years
Over 65 years
Not stated
Total

Frequency
5
4
3
2
2
1
0
0
1
0
18 people
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The gender split is fairly even with eight males and ten females. The age profile is relatively
young including five children aged under 16 and two thirds of the cohort aged under 30.
Status
Table 7 shows the economic status of potential householders. All those of working age are in
employment. One person is retired. The remainder are children aged under 16.
Table 7: Status of people in the household

Employed
Unemployed
Economically inactive
Student
Child
Retired
Not stated
Total

Frequency
12
0
0
0
5
1
0
18 people

Property Type, Size and Tenure
The survey allowed respondents to indicate the type (e.g. house, bungalow, flat, etc.), size
(in terms of number of bedrooms) and tenure they would prefer. However, in concluding
what type, size and tenure of properties should actually be built, this report’s
recommendations are based on actual need rather than respondent aspirations. This
analysis has been done by reference to South Cambridgeshire District Council’s Lettings
Policy Document.25 The results are presented in the next section.

SUMMARY AND RECOMMENDATION
This report has been informed by primary data (the Housing Needs Survey) and secondary
data (local house prices, Census, Housing Register). The report has identified an affordable
housing need in Whittlesford parish.

Pre-Existing Evidence from the Housing Register
The local Housing Register was searched for households in need of affordable housing who
either live in Whittlesford or have a local connection to the Parish. There are 32 households
on the Register that meet these criteria. Eighteen of these residents live in Whittlesford
parish. The remaining 14 do not and presumably qualify for a local connection by previous
residence, employment or family.26

25

‘Lettings Policy Document’, South Cambridgeshire District Council, 2015
Housing Register data provided by South Cambridgeshire DC, May 2016. IT issues mean SCDC are not
currently able to provide more up to date data. This does create a significant time gap between the two data
sources.
26
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This data has been combined with the results of this survey in order to calculate overall
need.
The properties that would need to be built and then let out through a Housing Association to
accommodate those households on the Housing Register are as follows27:
1 bed
F/H
B
14
3

2 bed
F/H
B
11
1

3 bed
F/H
B
3

4 bed
F/H
B

5+ bed
F/H
B

Total
32

Findings from the Housing Needs Survey
The Housing Needs Survey conducted in Whittlesford identified nine households in need of
affordable housing. Only one of these households stated that they were already on the
Housing Register and has therefore been excluded from the table below.
Four of these households would require a rented property from a Housing Association. The
properties that would need to be built to accommodate these households are as follows:
1 bed
F/H
B
2
1

2 bed
F/H
B
1

3 bed
F/H
B

4 bed
F/H
B

5+ bed
F/H
B

Total
4

A further four households were considered suitable candidates for shared ownership as
follows:
1 bed
F/H
B

2 bed
F/H
B
1

3 bed
F/H
B
3

4 bed
F/H
B

5+ bed
F/H
B

Total
4

Open market housing
Although the primary purpose of the survey was to identify need for affordable housing, a
by-product of the exercise was the identification of households seeking to meet their
housing needs in Whittlesford through the open market. Rural exception schemes are
increasingly likely to include a small element of market housing on viability grounds.
Although any market housing sales will not be restricted to local buyers it is worth
considering the nature of this need in preparing a scheme.
After discounting those that provided no supporting information or were seeking to leave
the parish the survey identified 13 households seeking to address their needs through the
market. Six of these were seeking to downsize. A further three were seeking larger
properties (one by extending their own home). Of the remainder, one was seeking a more
bespoke home to address medical issues and it was unclear exactly what the other
households were seeking.
27

Codes used are F (Flat), H (House) and B (Bungalow)
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There was an interesting correlation between age of household and tenure sought. Those
seeking market solutions were generally older – partly, though not entirely, due to the
downsizers. Those seeking rented properties were the youngest, presumably linked to a lack
of equity for a deposit. The average age of those seeking a shared ownership property was
between these two.

Conclusion
In aggregate, there 40 households identified as being in need of affordable housing who
either live in, or have a local connection to, Whittlesford:
1 bed
F/H
B
16
4

2 bed
F/H
B
12
2

3 bed
F/H
B
6

4 bed
F/H
B

5+ bed
F/H
B

Total
40

Recommendation
To fulfil all current and immediate housing need in Whittlesford, 40 new affordable homes
would have to be built. This is significantly greater than a typical rural exception site in
Cambridgeshire. However, schemes are usually designed to be smaller than the estimated
need to improve the chances of all homes being allocation to a household with a local
connection.
Furthermore, the scale, design and location of any scheme will need to adhere to the
planning policy contained within the Local Development Framework and draft Local Plan for
South Cambridgeshire District Council on rural exception sites. Further discussions between
the parish council, Cambridge Housing Society and South Cambridgeshire District Council
should help inform the proposals for any potential scheme and to ensure that local lettings
are maximised.
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APPENDIX 1: CHOICE BASED LETTINGS AND LOW COST HOME OWNERSHIP
Most people access affordable housing through either the Choice Based Lettings or Low Cost
Home Ownership schemes. These prioritise people with the greatest level of need. Rural
exception sites differ in that they prioritise local connections to a parish over level of need.
Choice Based Lettings
Home-Link is the Choice Based Lettings scheme for the Cambridge subregion. Choice Based Lettings aims to make the application process for
affordable rented housing easier and to give people more choice about
where they live. Housing is allocated on a ‘needs basis’. In other words, those
people that have the greatest level of need and have been in need for the
longest time are given priority. Everybody on the Housing Register is assessed
and placed into a band of need. Band A is the greatest level of need. Band D is the lowest.
The scheme means there is just one Housing Register for the Cambridge sub region with only
one form to complete. When applicants are accepted onto the Register they are told what
Band they have been assigned to, what size and types of property they can apply for and
which areas they can apply in. Generally people can apply for properties within the Local
Authority in which they reside. If the person has a local connection to other areas (through,
for example, work) they may be able to apply in these areas as well. A small proportion of
properties in every Local Authority are set aside for applicants living anywhere in the
Cambridge sub region.
A distinctive feature of rural exception sites is that they have a ‘local connection’ condition
attached to all affordable dwellings in perpetuity. This means that priority will always be
given to people with a local connection to the parish even when their level of need is
assessed to be lesser than other potential applicants.
Low Cost Home Ownership
bpha, the government-appointed Help to Buy Agent,
responsible for marketing all low cost home ownership
schemes in Cambridgeshire and Peterborough, offers a
Shared Ownership scheme called ‘Help to Buy Shared
Ownership’.
People buy a share in a property built by a housing association and pay a subsidised rent on
the part that they do not own. They can buy an initial share of between 25% and 75% of the
property and pay rent on the remaining share.
In some shared ownership schemes, the householder can buy additional shares until they
own the property outright. This is known as ‘staircasing’. However, on rural exception sites
ownership is limited to 80% to ensure the dwellings remain ‘affordable’ in perpetuity. Again,
priority is given to people with a local connection to the parish.
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