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Taunton and South Somerset Housing Market Areas Strategic Housing Market 

Assessments (SHMA) February 2009 
Monitoring and Update Report by Jo Wilkins and Helen Harris 

 
1. Introduction 
 
1.1 In 2008 Fordham Research were commissioned to carry out Strategic Housing Market 

Assessments (SHMA) for the Taunton and South Somerset Housing Market Areas. In 
February 2009 South Somerset District Council published the Taunton and South 
Somerset Housing Market Areas Strategic Housing Market Assessments (SHMA).  

 
1.2 South Somerset District Council has taken an economic led approach to determining its 

District Wide housing requirement, which has been informed by market delivery and 
demographic data, therefore whilst the SHMA has informed this approach it has not 
been the main statistical basis. In terms of the number type and tenure of affordable 
and market housing required the SHMA (or any successor document) has informed 
and is expected to continue to inform the application of emerging South Somerset 
Local Plan 2006-2028 policies HG3: Provision of Affordable Housing, HG4: Provision of 
Affordable Housing – sites of 1-5 Dwellings and Policy HG5: Achieving a Mix of Market 
Housing.  

 
2. Recommendations: 

 That PMB note the contents of this report and agree that it will be 
appropriate to commence an update of the 2009 SHMA in 2013/2014. 

 That no change is made to emerging South Somerset Local Plan policies 
HG3: Provision of Affordable Housing, HG4: Provision of Affordable 
Housing – sites of 1-5 Dwellings and Policy HG5: Achieving a Mix of 
Market Housing as a result of the monitoring that has been undertaken. 
 

3. Strategic Housing Market Assessments Practice Guidance Version 2 (CLG, 
August 2007) 

 
3.1 The national guidance for the production a SHMA is set out in Strategic Housing 

Market Assessments Practice Guidance Version 2 (CLG, August 2007). The 2009 
SHMA was produced in accordance with this guidance and was mindful of the 
requirements of then Planning Policy Statement 3: Housing (PPS 3) and Planning 
Policy Statement 12 Local Spatial Planning (PPS 12).  

 
3.2 Chapter 7 of the SHMA Practice Guidance: Monitoring and developing planning for 

housing policies, states the following: 
 

Strategic housing market assessments provide a robust basis for developing housing 
and planning policies by considering current and future housing need and demand over 
a period of at least 20 years. This suggests that partnerships should not need to 
undertake comprehensive assessment exercises more frequently than every five years 
although they should be updated regularly. Particular aspects which may require 
frequent revision include the numbers of households that have need and demand for 
housing and movements between tenures, including through the right to buy. (p.61) 

 
4. National Planning Policy Framework (NPPF) 2012 
 
4.1 PPS 3 and PPS12 have now been cancelled and replaced by the National Planning 

Policy Framework, March 2012. Paragraph 159 of the NPPF expects local planning 
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authorities to have a clear understanding of housing needs in their area and as such 
should prepare a SHMA: 
 
Local planning authorities should have a clear understanding of housing 
needs in their area. They should: 

 prepare a Strategic Housing Market Assessment to assess their full housing needs, 
working with neighbouring authorities where housing market areas cross administrative 
boundaries. The Strategic Housing Market Assessment should identify the scale and 
mix of housing and the range of tenures that the local population is likely to need over 
the plan period which: 
- meets household and population projections, taking account of migration and 
demographic change; 
- addresses the need for all types of housing, including affordable housing and the 
needs of different groups in the community (such as, but not limited to, families with 
children, older people, people with disabilities, service families and people wishing to 
build their own homes); and 
- caters for housing demand and the scale of housing supply necessary to meet this 
demand 

 
5. Main Findings application of SHMA within the emerging Local Plan 2006-2028 
 
5.1 The SHMA concluded that there is a net annual affordable housing need in South 

Somerset for 659 dwellings and that the most appropriate threshold for affordable 
housing was 15 dwellings with a target of 35% affordable housing, this was taking into 
account affordability and need. The SHMA also showed that wherever possible two 
thirds (67%) of affordable housing should be provided as social rented and the 
remaining third (33%) should be other forms of affordable housing; this would include 
intermediate rent, affordable rent, shared ownership or other affordable home 
ownership products. It also identified the types of household requiring market housing 
and the size and type of market housing required. 

 
5.2 These findings together with the accompanying 2009 viability assessment, the 

Affordable Housing Threshold Viability Study Annex May 210 and the Small Sites 
Affordable Housing Financial Contributions Economic Viability Appraisal (2012) have 
gone on to inform the polices set out in the emerging Local Plan 2006-2028 resulting in 
a target of 35% affordable housing and a threshold of 6 dwellings (Policy HG3) 
together with the requirement to make a financial contribution towards the provision of 
affordable housing within the District on sites of 1-5 dwellings (Policy HG4). Policy HG5 
addresses the mix of market housing.  

 
6. Monitoring and updating of SHMA data 
 
6.1 Given that the original SHMA was undertaken in 2008/2009 the above would suggest 

that in order to ensure that South Somerset Housing Market Area is fully understood 
and that the planning policies can appropriately guide the delivery of affordable and 
market housing within the District a comprehensive reassessment should commence in 
2013/2014. In the meantime it is appropriate to carry out monitoring and updating of the 
existing SHMA findings, this requirement is recognised in Figure 1.2 Strategic Housing 
Market Assessment process check list of the Practice Guidance which expects a 
SHMA to explain: 

 
……how the assessment findings have been monitored and updated (where 
appropriate) since it was originally undertaken. 
 
Fordham recognise this requirement in paragraph 31.1 of their report. 
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6.2 As part of the requirement to monitor and update the findings of the SHMA key 
indicators linked to demographic and economic factors have been assessed to 
establish how the South Somerset Housing Market may have changed over recent 
years. 

 
Affordable Housing Delivery 

 
6.3 The SHMA outlined a net annual need for new affordable homes of 659 per annum in 

South Somerset.  
 
6.4 Table 1 below shows the difference between the annual target and the number of 

affordable homes delivered year on year since 2009: 
 

Table 1: Affordable Housing Delivery  
 

Year 2009/10 2010/2011 2011/12 Total 

Target 659 659 659 1977 

Actual 
delivery (net 
new build) 

193 396 175 764 

Source: SSDC Planning Policy Monitoring Data 

 
6.5 The data clearly shows that affordable homes have been under-delivered and fallen 

short by quite a large margin. The net gain in new build affordable dwellings since 2009 
is 764. In addition to this 4 open market properties have been purchased by Yarlington 
Homes in order to provide additional affordable housing. 

 
South Somerset District Council Housing Register  

 
6.6 In order to assess Housing Need Fordham used primary research gathered through a 

Housing Needs Survey they under took as part of the SHMA process together with 
data from the Housing Register. The SHMA outlines why gathering data on the 
Housing Register is important; whilst it cannot 

 
provide an accurate measure of the need for affordable housing; it does however give 
an indication that at any one time there is a significant demand for social housing in the 
study area 

 
6.7 Calculating the data to update the Housing Register presents a challenge as the SHMA 

relates to a different system which was based on points rather than bands. Since 2008 
South Somerset has been operating within Homefinder Somerset, where applicants are 
prioritised into bands and bid for advertised vacancies. Applicants in gold band will 
typically be in a high housing need - for example, households to whom the Council has 
accepted a duty to help under the terms of the homeless legislation, serious 
overcrowding, serious disrepair or serious health difficulties. Those in silver band will 
be in medium need and are likely to have medical or welfare issues, and those in 
bronze band have a low need. Those in the emergency band are in urgent immediate 
need to ensure their safety and welfare. This change in approach may impact the 
number of people joining the register but it is difficult to identify to what extent this 
might be. 

 
6.8 Table 2 and figure 1 below shows the data across the intervening years between the 

SHMA being published and to date. The figures relate to the number of households. 
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Table 2: South Somerset Housing Register April 2009 to April 2012 
 

South Somerset District Housing Register Data (Households) 

  Apr-09 Apr-10 Apr-11 Apr-12 

Bronze 1692 2078 2531 2230 

Silver 1613 1778 2769 2526 

Gold 398 296 488 451 

Emergency 5 3 2 4 

Total 3708 4155 5790 5211 
Source: South Somerset District Council Housing Register 

 
Figure 1: South Somerset Housing Register April 2009 to April 2012 

 

 
Source: South Somerset District Council Housing Register 

 
6.9 The SHMA shows the total number of households on the Housing Register has been 

rising year on year since 2002 and this trend continues to show in our data until April 
2012 where the numbers dip. However, this reduction in the number of applicants can 
be explained due to a review of cases on the list (the list peaked at just over 7000 at 
the end of year 2011/12). This review represented a one-off „clean-up‟ of the register 
meaning those applicants who had sorted out their needs over time in one form or 
another outside affordable housing provision were removed. These figures strongly 
suggest the need for social rent and affordable housing is continuing to grow and is not 
yet being satisfied by the supply. 

 
Weekly Rentals Data 

 
6.10 The SHMA data in Table 3 shows a steady progression in costs from social rent up to 

new build housing. The main exception to this is one bedroom units where the cost to 
buy is estimated at only slightly higher than the cost to privately rent. Data on average 
weekly rental costs for General Needs Properties compiled by Yarlington Homes, the 
dominant affordable housing provider in South Somerset, is shown in Table 4 - this 
includes both social and intermediate affordable housing. Data on average weekly 
rental costs of social and private rented housing for 2011 and 2012 and data on 
intermediate housing for 2012 has been collated by SSDC (dates relate to data 
availability). This is data is shown in Tables 5 to 7. 
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Table 3: Average Weekly Cost by Tenure: SHMA February 2009 
 

Bedrooms Social rent Intermediate Private 
rent 

1 £57 £71 £84 

2 £66 £95 £123 

3 £73 £106 £138 

4 £81 £118 £155 
Source: CORE, Rightmove 

 
Table 4: Average Weekly Rental Costs – General Needs Properties, Yarlington 
Homes April 2008 and April 2011 
 

52 Week Rents (£)           
April 2008 to March 
2009 

    
  

No. of Bedrooms Bedsit Bungalow Flat House Maisonette 

0 54 
    1 

 
67 61 67 59 

2 
 

75 67 72 66 

3 
 

82 74 79 73 

4 
 

88 
 

87 
 5 

   
115 

 6 
   

124 
 April 2009 to March 

2010 
     No. of Bedrooms Bedsit Bungalow Flat House Maisonette 

0 58 
    1 

 
71 64 70 

 2 
 

79 71 76 70 

3 
 

87 78 83 77 

4 
 

93 
 

92 
 5 

   
121 

 6 
   

131 
 April 2010 to March 

2011 
     No. of Bedrooms Bedsit Bungalow Flat House Maisonette 

0 55 
    1 

 
70 63 69 

 2 
 

78 70 76 69 

3 
 

86 79 83 76 

4 
 

92 
 

92 
 5 

   
120 

 6 
   

122 
 Source: Yarlington Homes (rounded to nearest £1) 
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Table 5: Average Weekly Rental Costs – Social Rent April 2011 and April 2012 
 

Bedrooms Social Rent (2011) Social Rent (2012) 

1 (flat) £76 £77 

2 (flat £84 £84 

2 (house) £87 £86 

3 (house) £94 £96 

4 (house) £104 £109 
Source: SSDC / findaproperty.com (rounded to nearest £1) 

 
Table 6: Average Weekly Rental Costs – Intermediate April 2012 

 

Bedrooms Intermediate (2012) 

1 (flat) £76 

2 (flat £101 

2 (house) £107 

3 (house) £130 

4 (house) £195 
Source: SSDC / findaproperty.com (rounded to nearest £1) 

 
Table 7: Average Weekly Rental Costs – Private Rent April 2011 and April 2012 

 

Bedrooms Private rent (2011) Private rent (2012) 

1 (flat) £94 £94 

2 (flat £128 £127 

2 (house) £133 £133 

3 (house) £164 £163 

4 (house) £232 £243 
Source: SSDC / findaproperty.com (rounded to nearest £1) 

 
6.11 Table 4 shows that the average weekly rental cost of housing owned by Yarlington 

Homes has increased only marginally across tenures. Tables 5 to 7 show that between 
2011 and 2012 the weekly cost of social rented housing has increased at around £20 
per tenure. Whilst the cost of renting a 1 or 2 bedroom intermediate dwelling has 
increased by less than £10, the cost of a 3 or 4 bedroom property has increased by 
£24 (23%) and £77 (65%) respectively. A significant change in the cost of a 4 bedroom 
private rented property over the same time horizon has also occurred - the data shows 
an £88 (57%) increase.  

 
6.12 This data demonstrates that the cost of renting family sized housing has increased the 

most in the intermediate and private rented markets. This could be in response to the 
lack of mortgage availability generally (discussed later in this paper). Other potential 
explanations could be that it is a reflection of a mobile population where families are 
relocating for employment purposes or that South Somerset residents are opting to 
enter the rental market in order to have a more flexible lifestyle. It could also be the 
result of newly created households following separation or divorce. This trend has been 
confirmed by the National Housing Federation (Home Truths 2012: South West) where 
rents in the region are predicted to rise by almost half (48%), with the average monthly 
rent moving from £661 in 2012 to £981 in 2020. The steepest increase is expected to 
come in 2016. 
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Average Incomes in South Somerset 
 
6.13 The SHMA identified the average individual income in South Somerset in 2007 to be 

£24,2871 this was £3,302 less than the South West average, demonstrating the point 
that whilst the District has shown job growth over recent years it still has a relatively low 
wage economy. 

 
6.14 For monitoring purposes average income data has been gathered from the Annual 

Survey of Hours and Earnings, produced by the ONS. In order to align data sets as 
closely as possible mean averages have been used, across the board. 

 
6.15 We can see from the original SHMA data and from Table 8 below that incomes have, 

on the whole, been rising steadily since 2002 until 2010 when average incomes have 
begun to fall, which is unsurprising given the current economic climate.  
 
Table 8: Average Incomes in South Somerset 

 

Source: DCLG / Land Registry (1
st
 quarters) 

 
 
Average Property Price in South Somerset 

 
6.16 The average lower quartile property prices set out in Table 9 are taken from the Land 

Registry data for South Somerset. The lower quartile price is used as it represents the 
market entry price. Whilst the SHMA shows a steady increase in house prices between 
2002 and 2007 monitoring shows that in recent years prices have fluctuated having 
increased in 2008 but declining in 2009, rising again in 2010 and then declining again 
in 2011, thus reflecting the uncertain economic climate. 

 
Table 9: Average Lower Quartile Property Price 

 

Year 2008 2009 2010 2011 

Property Price £219,782 £184,386 £202,839 £195,382 
Source: Annual Survey of Hours and Earnings, ONS 

 
Price to Income Ratios 

 
6.17 As outlined in the SHMA the price/income ratios alone are not a reliable way to assess 

affordability but they do provide an indication alongside other measures as to the 
direction the housing market is moving. 

 
6.18 Table 10 shows the ratio of lower quartile house prices to lower quartile earnings (lower 

quartile data has been used as it represents market entry levels). The general trend is 
a rising one until the last four or five years where the ratio has „plateaued‟ but is still 
significant in terms of affordability. 
 
 
 
 

                                                 
1
 Data for income was taken as the mean gross pay (for full-time employees) from the Annual Survey 

of Hours and Earnings (ASHE) 

Year 2007 2008 2009 2010 2011 

Income £20,164 £20,755 £22,603 £21,833 £21,385 

Annual % 
change 

5.50% 2.93% 8.90% -3.40% -2.10% 
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Table 10: Price to Income Ratios in South Somerset 
 
 

 

Source: Land Registry 

6.19 These figures, alongside the income and house price data, show that housing and 
employment markets have become unsettled and this is most likely to be as a result of 
the economic downturn. Overall the figures show that affordability is still a major issue. 
National convention accepts that a sustainable housing market operates at a price to 
income ratio of 3.5 - 4 to 1 therefore a ratio of 7.20 to 1 is still a long way off from this. It 
will require a major change in previous past trends for a lower ratio to be achieved in 
the Local Plan period. 
 
Housing growth projections 

 
6.20 Chapter 16 of the SHMA considers the longer term projections that influence the 

housing market. This is based on demographic (household) projections together with 
migration assumptions. The analysis suggested a solid local economic performance 
(as indicated by Gross Value Added) and continued in-migration of retired households, 
with the main demographic change being a sharp increase in older household leading 
to smaller households over time. The 20 year forecasts in the SHMA were examined in 
the light of the household survey which suggested a small increase in the need for 
market housing which in turn suggested that the need and demand for new build would 
continue. 

 
6.21 In terms of projected changes in the structure of the population the SHMA uses the 

ONS revised 2004 based sub-national population projections to show that in South 
Somerset the District-wide population was expected to increase by 23,600 (15%) from 
157,600 to 181,200 between 2006 and 2026. Housing requirement for South Somerset 
and Yeovil (Baker Associates, January 2011 – Baker Report) used the 2008 based 
ONS projections and shows a slightly reduced District wide population in 2026 of 
180,200. A Housing Provision Review has been carried out by the Spatial Policy Team 
and was reported to PMB on 26 October 2012, this uses the latest available data from 
the 2011 Census to inform an assessment of the housing requirement for South 
Somerset giving a 2011 population of 161,300 and projected to rise to 172,400 by 2021 
and 178,861 by 2028. An Economic based projection was also undertaken and 
provides a higher population estimate for 2028 of 180,250. 

 
Table 11: Population Projections for South Somerset  

 

Document & 
Source 

Population 
2006  

Population 
2011 

Population 
2021 

Population 
2026 

Population
2028 

SHMA (2004 
base) 

157,600   181,200  

Baker (2008 
base) 

  174,000 180,200  

Housing 
Provision Review 
(2011 Census) 

 161,300 
 

172,400  178,861 

Housing 
Provision Review 

- Revised 
Economic 
projections 

    Scenario 1: 
184,800  

Scenario 2: 
175,200 

Mid-point = 
180,250 

Year 2008 2009 2010 2011 

Income ratio 8.39 7.44 8.02 7.20 



9 

6.22 Table 11 above shows that the 2021 projection used by Baker is not significantly 
different from the most recent Census data. 

 
6.23 In terms of change in population composition for the period 2006-2026 the SHMA 

shows the following: 
 
Table 12: Population Projections for South Somerset 2006 and 2026 (SHMA) 

 

Age Band Percentage change 2006-2026 
SHMA 

0-14 -1.1% 

15-29 3.2% 

30-44 -3.5% 

45-59 4.0% 

60-74 43% 

75+ 72.5% 

Total  15.0% 
Source: ONS revised 2004 based sub-national population projections 

 
6.24 The most notable feature of this data is the significant projected increase in elderly 

people over this period. The 2011 Census data confirms this trend, showing a gradual 
increase in the economically inactive population suggesting that in migration of elderly 
people will remain a feature of the South Somerset Housing Market Area. 

 
6.25 The SHMA and Baker Report both indicated that household size in South Somerset 

was expected to decrease, the SHMA projected a drop from 2.32 persons per 
household to 2.08 by 2026, Baker‟s (i.e. ONS) projected a decrease from 2.25 to 2.10 
per household. This issue together with the methodology for determining the District 
wide housing requirement are addressed in the Housing Provision Review (PMB, 26 
October 2012). 

 
6.26 The SHMA assessed population and household survey data from 2004 and 2008 

respectively; the projections set out in Table 11 demonstrate that they were not 
significantly different from the more up to date data that has been used to determine 
the revised District wide housing requirement. As explained in paragraph 6.20 the 
SHMA used the population and household data to inform the overall context of the 
HMA. The annual need for affordable housing (659 dwellings) and the number and type 
of housing required derives principally from the Housing Register and the Housing 
Needs Survey (2008) and not from the household projections with the SHMA growth 
projections setting the context. The data underlying the emerging Local Plan policies 
on affordable housing and mix of market housing are still appropriate. 

 
Mortgage availability 

 
6.27 Mortgage availability has been an issue for those seeking to enter the housing market 

in recent years. This is highlighted in the Somerset Economic Assessment March 2011 
which states: 

 
“Reduced mortgage availability continues to subdue the housing market but population 
growth means there is still under provision of housing and poor affordability” 

 
6.28 The reluctance of the banks to lend to prospective home owners without a large 

deposit has hindered the first time buyers‟ market. The Government has recently 
launched a number of initiatives designed to stimulate the housing market both for 
those already in the housing market and for first time buyers, such initiatives include 
the NewBuy Guarantee and the invigorated Right to Buy. A report in the local press 
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suggests that these schemes are taking effect as mortgage lending reached a two-year 
high. On 17 October, 2012 “this is Somerset” reported: 

“Some 55,300 loans were advanced for house purchase in August worth £8.4 billion, 
representing an 11 per cent increase on a year ago and the largest number of loans 
seen since July 2010, the Council of Mortgage Lenders (CML) said. 

Lending to first-time buyers is up by a fifth on a year ago with £2.8 billion worth of loans 
advanced, only just below the levels seen in March when the ending of a stamp duty 
concession for this sector prompted a rush of people looking to complete deals. 

The typical first-time buyer deposit has stood at 19 per cent since July, the lowest 
average deposit for this sector in more than three years, the CML said. 

But the lending body cautioned that it was too early to say whether the boost is the 
start of an on-going trend or if it is down to the market re-adjusting after summer 
distractions such as the Olympics.” 

6.29 A further report on the BBC news web site dated 18 October 2012 confirms that this is 
not an on-going trend as gross mortgage lending for September was down by 10% and 
was 15% lower than the same time last year. The CML and Bank of England stated 
that although the choice of mortgages has widened there is little appetite for them. This 
suggests that the housing market will continue to be subdued for some time to come 
which in turn will lead to more housing need. 

Viability of Affordable Housing Target 
 
6.30 Emerging Policy HG3 sets the target and threshold for affordable housing based on 

2010 evidence. The CIL evidence base (Roger Tym & Partners, November 2011) 
demonstrates that the target of 35% affordable housing is still achievable across the 
District. However, if this target is to be maintained without compromising viability the 
CIL rate in the Chard and Yeovil urban extensions would have to be set at a lower rate 
than the rest of the District (between £0 and £32 per sq m) or the affordable housing 
target would have to be reduced in those locations. This is because these sites are 
large greenfield urban extensions which have much larger infrastructure costs than the 
more usual scale developments taking place in the District. 

 
6.31 South Somerset District Council carried out a consultation on the proposed introduction 

of a Community Infrastructure Levy (CIL) through publication of a Preliminary Draft 
Charging Schedule (March 2012), a number of challenges to that evidence base were 
received, and it will be re-assessed as part of the CIL process however, at this time it 
remains the most up to date data source. 

 
7. Conclusions 
 
7.1 This monitoring report has sought to bridge the gap between the SHMA and its update 

due to commence in 2013/2014 and has reached the following conclusions: 
 
7.2 It has become clear that the economic climate has had a major influence on the South 

Somerset Housing Market in terms of mortgage availability, impact on the household 
occupancy levels and fluctuating house prices. 

 
7.3 Because of these changes it is clear that appropriate housing provision (especially in 

terms of size) need to be delivered which reflects the market demand. For example, the 
increasing aging population, which is due in-part to in-migration, looks likely to continue 
and provision must respond to this. 

http://www.southsomerset.gov.uk/media/406023/preliminary_draft_charging_schedule.pdf
http://www.southsomerset.gov.uk/media/406023/preliminary_draft_charging_schedule.pdf
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7.4 Affordability of housing is still an issue as the price income ratio indicates – with it being 
of a significantly high level. This was compacted by the lower level of delivery of 
affordable housing than targeted. However, the affordable housing target has proved 
valid. The affordable housing need was derived from projections which are still deemed 
sound and legitimate. 

 
7.5 The target of 35% threshold for affordable housing delivery remains justified – the CIL 

evidence base has confirmed that it is viable with the exception of Chard and Yeovil 
urban extensions (due to the high infrastructure costs associated with large greenfield 
developments). 

 
7.6 Policy HG3 is still justified in setting the threshold of six dwellings to allow for more 

affordable delivery on more sites. Policy HG5 is also still appropriate in promoting a mix 
of market housing.  

 
7.7 This report confirms that the SHMA still remains valid for the emerging Local Plan 

Policies HG3, HG4 and HG5 and the underlying assumptions are still broadly 
complaint. It will however need to be updated soon (together with accompanying 
viability assessment) in accordance with Practice Guidance because: 

o The original SHMA suggested a 5 yearly review which would be due in 2014 
and this principal still holds 

o The on-going recession has been deeper and longer than previous 
recessions 

o Continued issues with mortgage provision  and a subsequent drop in first-time 
buyers implies a review is needed 

o Changes in occupancy levels are evidence of a change in trend and indicate 
a prospective dramatic increase in the number of concealed households 
within the existing data sets. 

 
 


