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1.    INTRODUCTION 

1.1  In April 2017 Horsley Parish Council agreed to engage the services of 
Gloucestershire Rural Community Council’s (GRCC) Rural Housing Enabler 
to carry out a local Housing Needs Survey.  The Parish Council agreed to 
distribute the questionnaires to all residential properties in Horsley Parish in 
June 2017.     

 

1.2  The Rural Housing Enabler (RHE): 

 is employed by GRCC, which is part of the national network of Rural 
Community Councils with Action with Communities in Rural England as 
our umbrella body.  

 Works closely with rural communities, housing associations, local 
authorities, other community organisations (including community land 
trusts) and landowners to meet the affordable housing needs of rural 
communities.  

 is an independent advisor, although, the post is funded by 4 local 
authorities in rural Gloucestershire, and 10 housing associations.   

 

2.   PARISH SUMMARY 

 According to the Gloucestershire County Council mid-2013 population 
estimates, Horsley has a resident population of 820, comprising 305 
households which equates to an average of 2.69 persons per household – 
slightly higher than the average of 2.5 for Gloucestershire county as a 
whole (source: 2011 Census). 

 By road Horsley is 1 mile from Nailsworth and 5.5 miles from Stroud, 
where the nearest station on the national rail network is located. There is a 
regular bus service to Stroud, Nailsworth and Wotton-under-Edge.  

 According to Stroud Local Plan Horsley is listed as a third tier settlement -  
accessible settlement with limited facilities.   

 

3.     AIM 

3.1  The purpose of the survey is to investigate and establish the affordable 
housing needs of people who live in or have close ties to Horsley. By 
comparing the established needs with the existing supply of affordable 
housing and the number of re-lets, we can estimate the number of dwellings, 
house types and tenure of new units required to meet the Parish’s needs.  

3.2  Housing needs can be defined as the need for a household to obtain 
housing which is suitable to meet their requirements in terms of:  

 House type and accessibility e.g. house, bungalow, flat etc 
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 Size and number of rooms 

 Location e.g. in relation to employment, schools, family, shops and 
public services etc  

 Affordability 

 Tenure, including security 

3.3  The aim of the survey is to provide an independent report of a robust 
nature based upon evidence from reliable sources. The report is designed to 
be used as evidence to support a planning application for affordable housing.   

 

4.    SURVEY DISTRIBUTION AND RESPONSE 

4.1  There are 329 dwellings in the parish according SDC Council Tax records 
as at August 22nd 2017.  Horsley Parish Council distributed questionnaires to 
329 homes in the Parish in June 2017.   

4.2  Householders were requested to return their completed questionnaires in 
an enclosed freepost envelope.  Part A: You and your household provides 
anonymity with no reference to a household’s name or address. Part B: Home 
working provides information about people working from home, and Part C: 
Housing needs is for people wishing to move to alternative housing who are 
requested to supply their name and contact details. Respondents’ names nor 
contact details are not stated in this report, and nor will any personal details 
be passed to a third party.  However, information may be issued by GRCC to 
them if, for example, a new affordable housing scheme is proposed in Horsley 
Parish or one of the surrounding villages.   

4.3  Everyone was asked to complete Part A You and your household and 
Part B Home working.  

 If a household considered themselves in need, or likely to be in need of re-
housing within the next five years, they were invited to complete Part C of 
the form.  

 Households were asked to forward the questionnaire to anyone they knew 
of who had moved away but might wish to return to live in Horsley. 

4.4  There was a response rate of 51% with 155 completed replies received 
(from 305 households living in the parish – there were 24 unoccupied 
dwellings at the time of the survey) by return freepost. The rate of response is 
high compared to other parishes in Stroud District:   Woodchester 30%, Uley 
30%; Painswick 32%, North Nibley 38%, Whiteshill & Ruscombe 35% and 
Alkington 40%.  Whilst the survey provides no direct evidence of the needs of 
those who did not respond to the questionnaires there are other useful 
sources that inform of housing needs i.e. the District Council’s housing 
register (Gloucestershire Homeseeker), District-wide Housing Needs Survey 
2009 and Gloucestershire Strategic Housing Market Assessment.  
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5.  KEY FINDINGS 

Part A – You and your household  

5.1 146 people reported that their home in Horsley was their main home, 2 
households said it was their second home, and 7 households did not respond 
to this question. 

5.2  Table A below indicates the length of time respondents have lived in 
Horsley.  77 (50%) of respondents have lived in the parish for 20 years or 
more or their whole life, whilst 18 (17%) of residents have lived in Horsley for 
4 years or less.  

Table A – How many years have you lived in Horsley Parish? 

 

5.3   Question 3 asked people to describe their home in terms of house type. 
Table B below shows 92% of respondents live in a house, 3% live in a 
bungalow and 1% live in ‘other’.  (3% no replies)  

Table B – House type 
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5.4  Question 4 asked people how many bedrooms in their dwelling. Table C 
below shows 79% of homes have three or more bedrooms, 18% of homes 
have 2 bedrooms, and 2% of homes have one bedroom according to the 
survey response. 

Table C – Number of bedrooms  

 

5.5    Question 5 asked how many people live in your home. Table D below 
shows 62% are one or two person households, 29% are 3 or 4 person 
households, and 9% are 5 person or more households.  

Table D – Number of people in household 

 

5.6   Table E below shows 90% of respondents in Horsley are owner 
occupiers, two thirds of whom have no mortgage, whilst the remainder own 
their home with a mortgage. 4% of respondents live in a local authority or 
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housing association rented home, 5% live in privately rented properties. 1% 
did not reply. 

Table E – Tenure   

 

5.7  7 respondents (5%) said their home had been adapted to increase 
physical accessibility. 

5.8   14 respondents (9%) said a member of their family had moved away 
from home due to difficulty finding an affordable home within the last 5 years.  

5.9   84 (55%) of respondents said they are in favour of a small development 
of affordable homes. 20 (13%) indicated they were not in favour. And 38 
(25%) said ‘maybe’, and 11 (7%) gave no reply.  

5.10 Tables F and G below compare age profiles between those who 
responded to the survey questionnaire Part 1 and the 2011 Census.  

Table F – Age distribution of Horsley according to survey 
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Table G  -  Age distribution of Horsley according to Gloucestershire Maiden 
mid-2013 Parish Population Estimates 

 

5.11  The figures shown in Tables F and G show that age groups 20-29 years 
and 65 and over are overrepresented in this survey. Age groups 0 to 19 years 
and 30 to 44 years are under-represented.  Age group 45 to 64 years is fairly 
represented in the survey.  This survey has revealed some unusual findings in 
this respect.  The relatively high rate of response from 20-29 year age group 
may be reflected by the higher than average number of persons per 
household i.e. 2.69 persons per household – see paragraph 2 on page 3.  

5.12   51% of respondents were male, 49% were female.      

5.13  The following sites were suggested as being suitable for a small 
development of affordable homes: 
 

 I understand site is being developed at Nupend which will include 5 low cost rental 

homes owned by a CLT 

 There is nowhere that would not impact quality of life in village 

 Don’t know 

 Within the settlement boundary 

 On the slope down the valley south of B4053 i.e. down a widened Boscombe Lane 

 Not sure 

 Small site within the village settlement boundary 

 Rover bus station? No green field development! Brownfield site. Infill e.g. 2 houses 

on current site for 1 building or gap between 2 houses on residential street.   

 At the potato farm 

 Parry field above the school on the main road. Right hand side of Wormwood Hill 

going down to washpool. 

 The old bus depot 

 Don’t need another development thank you 

 Between the school and Horsley Manor on the left going towards the recycling 

centre  
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 Nupend farm. The field above the school, left of main road.  

 Nupend farm 

 Rover coach site 

 Please do not build on AONB, green areas. If building is required please stress need 

for redevelopment on brownfield sites, and purchasing back ex-council housing 

which has been sold off.  

 The field above the cemetery as long as there is enough parking 

 No appropriate sites within parish boundary.  Already a high percentage of 

affordable homes 

 Cox’s farm, Nupend. Hands’ garage site. 

 Between Horsley and Nympsfield 

 Already allocated space where the bus garage is located and also Cox’s farm would 

suggest that housing needs are being met.  

 Not a greenfield site 

 On the street just up from school (near to village centre). Maximum of 2 to 3 

dwellings.  

 In the roadside fields between the existing houses above the school 

 Do not yet know the area well enough to support a site 

 Anywhere so long as the development was sympathetic to the landscape, and in 

keeping with the character of the village 

 Parry’s field. Ribbon development on B4058. Field opposite The Court. Field behind 

The Court (access through Rover ?).  

 The desired small development  -  say 12 units  - could be built on one of the small 

parcels of land on the Horsley Ct. Estate for which planning permission has recently 

been sought, preferably on the one nearest the existing housing at Downend. 

 Field above football field 

 On the Rover Coaches site 

 Don’t know the area well enough I’m afraid 

 Horsley 

 The new development in Horsley 

 Coach station - Rover     

 There are none 

 Therein lies the problem! No one wants a small new development near them. 

 Nupend Farm 

 Not in Downend. Too many cars& parking is a problem. 

 Rover European coach station opposite the primary school 

 There are areas in Horsley: B4058 above the church & on Horsley Hill, as infill, which 

are possibilities 

 Any of the sites that have been mentioned recently 

 Would have to be on the main road because of access and traffic problems road  

 Within settlement boundary  

 Never on green fields – should be brownfield site. Bus station. Old post office on the 

junction.  

 Terrace of affordable / community land trust housing on Rover garage site for local 

people 

 Not known at this point 
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 No housing estates in Horsley at all – already too much development. Desire to 

protect the countryside & open spaces. 

 By Rover coaches/ opposite school 

 Area around Rover Coaches 

 Fields to the left of the main road out of Horsley (going out towards the tip), before 

you get to Nupend Farm 

 We don’t know – we haven’t been here long enough to know the area well 

 Where do the cars go? 

 Old bus/ coach garage on The Street 

 Old Rover coach garage site 

 Rover garage site on The Street 

 Redevelopment of coach depot. Garden of derelict house opposite the ?  

 Rover coach station Horsley 

 Land adjacent to Nupend farm.  The coach station, High Street 

 Don’t yet know area well enough 

 Rover coaches 

 Rover garage site in The Street. Nupend Cox’s Farm. 

 Nupend Farm 

 On areas of unneeded ‘grain’ farming 

 On the field between the school and Boscombe Lane 

 London 

5.14  The following comments were made on the issue of affordable housing: 

In favour 

 50% of any housing development should be affordable housing, preferably managed 

by a housing association. 

 Small holdings with ability for mixed farms – use agribusiness acres – plenty 

available 

 There won’t be any affordable housing if the residents of Horsley continue to block 

any developer coming to the area.   

 Happy with it in a small village when it is affordable for local families 

 Affordable housing should be affordable to help sustain a healthy village. At the 

moment affordable in Horsley isn’t a realistic price.  

 What we think is needed is affordable housing, particularly for single people, young 

couples, young small families, and older or disabled people need accessible 

accommodation. What we don’t need are large 4-5 bedroom houses. Elderly & 

disabled people would need to be located with easy access to bus & centre of 

village.      

 As long as the houses are truly affordable, other examples of affordable housing in 

the area are ridiculous – for example the new development on Minchinhampton 

Common.  

 Affordable housing needs to go to genuine local people who genuinely wish to work 

and get on the property ladder. There is a difference between affordable and council 

housing.  

 Depending on location, quality of build, size, design etc 
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 There is at least one family in Horsley where married children and their children live 

upstairs and grandparents, who won the house, live downstairs. Local people must 

be able to (afford to) stay in Horsley.  

 Affordable housing should not be for sale – should only be for rent. And it should be 

for locals. 

 Must be sensitive to the landscape, environment and sensible to parking, access etc 

 Difficult, if not impossible, to keep the houses for genuinely local people (and what 

is local) 

 Flexibility & diversity of housing are key to supporting a viable, mixed community 

 Affordable housing is essential. Half of other developments should be affordable. No 

new developments should be allowed on AONB regardless of whether they have 

affordable homes. Affordable homes should be built on brownfield sites before 

greenfield ones. 

 It would be better to have small affordable houses only available to people (young) 

who have lived in the area for a minimum of (5? 10? Years) than large second/ 

holiday homes empty for most of the time.  

 We need it 

 There should be a good stock of council housing to rent 

 It’s really important.  Young people need to be able to find places to live. 

 I would like to see affordable houses for two groups: young people like my 28 yr old 

daughter who would like to return to Horsley in the future; Older people like me (61 

yrs) when I retire, I will need to sell my house to have a pension & move somewhere 

much cheaper. My dearest wish is to stay in Horsley.  

 Lots of villagers have children or young adults who will never be able to stay in or 

near their village & family as house prices/ rents are totally unaffordable to them 

 Don’t understand the policy – supply subsidy for what is generally unaffordable 

housing. Public policy should be able to make all housing & more affordable housing 

by encouraging construction to increase supply, and small tax and lending rules 

changes to reduce. 

 Don’t think Horsley could sustain any further housing development if it appears that 

people think Horsley needs affordable housing. There needs to be a more positive 

approach to housing development. The last few years have seen strong resistance to 

any development with fierce campaign groups being built to resist and fight. Will this 

be different for affordable housing, or is it the case of not on my doorstep.    

 Urgently needed 

 Buildings need to be sympathetic to the environment 

 There are already affordable houses going into the Nupend farm site. Let’s make 

these work for local people (which so far sounds like quite a challenge). A small site 

in Horsley should mean no more than 3 dwellings.  

 Small i.e. 1 or 2 houses within existing designated settlement area     

 Any affordable housing must remain as such and not be sold off at some later date 

 We fully support the need for affordable housing for local people 

 Yes! There’s a desperate need for affordable housing in this parish, not greed 

developers building large developments of expensive homes. 

 I am generally in favour of affordable housing but have become cynical about 

whether homes will be truly affordable or tokenistically so and whether affordable 
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housing is used as an excuse to build on green & AONB land by developers (already 

an issue in this area).          

 We need affordable housing in the village to ensure a) a social mix of population and 

b) so young people brought up in the village can continue to live here if they wish. 

 Many couples have already started a family these days (how long can they afford to 

wait?) so a starter home often needs 3 bedrooms. The village needs to represent 

and include all socio-economic groups – lack of jobs or poor transport does not 

mean there is no entitlement to the quality of environment some of us have been 

lucky enough to experience. 

 Affordable is a different amount from one sort of person to another sort of person 

 It would need to have covenant s to remain as affordable housing long term. The 

whole site should be affordable housing not a small proportion. No new plans until 

all current developments are complete to understand remaining need. 

 Young people may move away to bright lights in their 20’s but want to come back in 

their 30’s.  My children are in that category and are likely to want to come back in 

the area.      

 Means of ensuring that housing goes to low income local people should be explored 

 Whilst I am in favour of affordable housing I feel Horsley has a major development 

of new houses planned. The village does not have the size, space or infrastructure to 

sustainably support further new housing. 

 Compulsory purchase of brownfield sites with planning permission or potential such 

as Rover European yard/ if not functioning / the priory/ Nupend farm or select infill 

sites/ small developments of 1,2,3 dwellings/ for elderly, disabled rented or shared 

ownership or housing association, self-build. 

 I believe if any more houses are to be built in the village they should be affordable 

housing to redress the balance. A housing coop community like the one in Stroud 

but not so cramped, would be ideal. Eco-housing. 

 I feel we should definitely have more affordable rented houses – built by the local 

authority 

 
Against 

 We think Horsley should remain as unspoilt as possible by not building additional 

housing on any more available green spaces. 

 There is plenty in Horsley already.  No need for further development. Affordable 

housing is often used as an excuse to build on open fields.  

 Affordable housing is not needed in a rural village – such as Horsley 

 Horsley does not have the infrastructure to support such developments 

 Affordable or not the parish facilities are already under stress 

 
Neutral        

 Not seen it happen in practice. I believe it’s a planning condition. 

 The Nupend development already includes several affordable homes. I know of no 

other brownfield sites that are suitable. Surely the survey will only be of limited use 

in defining the need.  

 Affordable to whom? Will they be affordable to lower income families, and once 

sold, will they cease to be affordable homes.  
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 Planning already exists for more housing. The High Street is congested enough. 

Unnecessary to allow any more expensive housing as there exists plentiful supply in 

the district. Use all those small, unused (non-agricultural) spaces throughout the 

district for affordable housing.  It is totally nonviable economically and socially to 

continue to allow the planning approval for large houses. 

 It’s no good keep building when we haven’t got parking especially when certain 

people have 3 cars with a garage and enough space on their property to park. 

Instead they use roads and pavements causing a very dangerous situation.  

 People may have to accept that they will have to move elsewhere when first setting 

up a new home, and return later in life when they have built up more wealth. 

 The range of 2-15 is very broad and is not set to any time period – is it 15 homes per 

annum or 2 houses over the next 10 years? 

 Affordable housing should be located in areas where there are good local services 

and a good transport infrastructure 

 Affordable housing is a term often banded around however I’m not convinced that 

affordable housing is affordable for many 

 Affordable for whom? 

 

Part B – Homeworking 

5.15  Question B1.  Do you or does any member of your household carry out 
paid work from home? 

Yes 74 (48%) 

No  78 (51%) 

No reply   1  (1%) 

60 of the 74 respondents on this issue were self-employed whilst 21 worked 
for an employer and 7 did both.   

5.16  Question B3.   How many hours per week do you usually work from 
home? 

Less than 10 hours per week 19 (25%) 

10 to 24 hours per week 24 (32%) 

25 to 40 hours per week 19 (25%) 

More than 40 hours per week 10 (13% 

No reply 3 (4%) 
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5.17   Question B4.  If you have your own business at home, what type is it? 

Crafts/Arts 19 

IT/ Knowledge based 8 

Consultancy 7 

Design                                                                                                         4 

Agriculture/gardening 3 

Health & fitness                                 3 

Farrier                            1                     11             
Photographer                 2 
Cake making                  1 
Child care                       1 
Editing/proof reading      1 
Event management        1 
Teaching                         2 
Accountancy                   2 
Medical practitioner        1 
Holiday let                       1 
Video/film making           1           

 
 

 
     

  
     

5.18  Question B5.  Would you like to work from home if you had proper 
facilities to do so? 

Yes 13 (17%) 

No 62 (79%) 

No reply 3 (4%) 

5.19  Question B6.  Whether or not you currently work from home, what 
working space do you/would you require to enable you to undertake your 
work?  

 Need & already have Need but do not have Do not need 

Desk only 38 0 6 

Room shared with 
living space 

25 1 10 

Dedicated room for 
working use only 

30 13 11 

External storage 
space eg shed 

18 9 15 
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5.20  Question B7.  What communications services do you/would you require 
to undertake your work? 

 Need & already have Need but do not have Do not need 

Telephone landline 61 1 2 

Mobile telephone 49 13 2 

Broadband 64 6 1 

5.21  Question B8.  What is your current download speed in Mb?  Responses 
varied between 1 Mb per second to 38 Mb per second. Average was 5.67 Mb 
per second. 

 

Part C – Housing needs 

5.22 37 households completed Part 2: Housing Needs of the survey 
questionnaire indicating they wished to move home, one of whom indicated a 
wish to move away from Horsley. All these households live in Horsley, 
although some also work or have relatives living in the parish.   

5.23  Every household’s income and savings have been assessed to establish 
if they can afford home ownership or private rented housing: 

Home ownership -  purchase price based on multiplier of 3.5 times gross 
annual income plus available deposit (minimum of 15% of purchase price).     

Private rented   -  maximum rent afforded is based upon 25% of gross 
income. Level of private rents applied see paragraph 6.17 below.  

The 36 respondents were divided into 2 groups: 

Group 1 includes those who are regarded as having the financial means to 
afford to buy or rent suitable housing in the private sector in Horsley 

Some of those included in this group have not supplied sufficient information 
on their finances to make a judgement but as they had indicated a preference 
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to buy, it was assumed they were in a position to do so. Group 1 comprises 23 
households.  

Group 2 includes those who either indicated a wish for affordable rented or 
shared ownership housing and who are deemed eligible for affordable 
housing according to the financial information provided.  Group 2 comprises 
13 households, who are the focus of this report.  

5.24  Of the 13 households in need of affordable housing, 5 respondents 
indicated a need to move within 2 years, and 8 respondents indicated a need 
to move between 2 to 5 years.   

5.25   Only 1 respondent indicated they were on the District Council’s housing 
register (Homeseeker Plus). Not one respondent indicated they were on Help 
to Buy South register offering affordable options to buy.   The following 
comments were given by those persons who answered ‘no’ and who were 
asked to explain why they were not on the housing register: 

 No – too early to register 

 No – don’t know where will need to live yet 

 No – we are not looking now 

 No – 21 living at home so would get no points 

5.26   Reasons given for the need to move home (some gave more than one 
reason:  

Reason Number 

Independent home  8 

Larger home 1 

Cheaper home 2 

Owner is likely to move (private 
rented dwelling) 

1 

Employment  1 

University 1 

5.27  Households in need of affordable rented housing include: 

Household House type Number of 
bedrooms 

needed 

Single person aged 19 yrs flat 1 

Single person aged 20 yrs any 1 

Single person aged 17 yrs flat above ground floor 1 

Couple  House or bungalow  1 

Family with daughter aged 19 yrs House, bungalow or flat 2 

Family with daughter & son house 3 

Single person aged 24 yrs Shared house, flat 1 

Single person aged 21 yrs Flat above ground floor 1 
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5.28 Financial information provided on the respondents’ questionnaires 
suggest that the following 4 households might be able to afford intermediate 
housing i.e. e.g. shared ownership (part buy/ part rent): 
  

Household House type No. of bedrooms preferred 

Family with child house 2 

Family with son aged 11 yrs 
& daughter aged 10 yrs 

house 3 

Single person aged 44 yrs House, bungalow 2 

Couple aged 25 yrs & 26 yrs House, bungalow 2 

Couple aged 21 yrs & ? House, bungalow, flat 2 

 

6.    AFFORDABILITY  

6.1  A household’s income, savings and the state of the housing market are 
key factors for assessing a person’s need for affordable housing.  

6.2  In simplistic terms the assessment of affordability requires household 
incomes and savings to be measured against prices of property of a suitable 
size, type and location, whether rented or home ownership.   

6.3 For home ownership, these costs include: mortgage interest rates, 
mortgage indemnity premium. mortgage application fee, legal fees, stamp 
duty tax, legal fees and search fees etc. 

6.4 For rented, these costs may include: rent deposit and rent paid in 
advance.    

Home ownership 

6.5   In order to investigate affordability further research has been carried out 
on house prices in the area.  

6.6   Using information gained from HM Land Registry it is possible to obtain 
the average property prices in Horsley. 

6.7  The average price of properties sold in Horsley in the 2 years to April  
2017 are shown in Table H below.  

Table H: Average Prices of residential properties in Horsley sold in the 2 year 
period to April 2017 (according to HM Land Registry)  

                         Average House Prices in Horsley Parish (£) 

House Type            Price        Number of Sales 

Detached £534,000 9 

Semi-detached £211,400 5 

Terraced £236,750 4 

Flats -  

All £402,555 18 
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6.8    The number of house sales are for new and existing properties where 
the sale details registered with the Land Registry are for the postcodes 
defining Horsley Parish.  

 Figures were obtained from “www.rightmove.co.uk” with data supplied 
by HM Land Registry.  

 There are sometimes delays in registrations of sales and this may 
result in under counting of property sales.  

 
6.9    Unfortunately, the number of bedrooms in each property is not specified.  
The average price of properties sold does not necessarily reflect the average 
value of all properties in the parish. 
 

6.10  HM Land Registry tells us that the average price of residential properties 
sold in Stroud District in April 2017 was £262,250. 

 
6.11   House prices in Stroud District have been rising steadily since October 
2013 and have increased by 9.49% overall in the year up to April 2017. 
    
6.12  House sales volumes in Gloucestershire fell significantly from a peak of 
248 in June 2007 to a low of 59 in January 2009. Subsequently, sales 
numbers have recovered with 121 in February 2017.  Winter is traditionally a 
time of a lower number of house sales.  
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EXAMPLE CALCULATION FOR A MORTGAGE 

 

6.13  Typically, a household can obtain a mortgage of 3.5 times their gross 
annual income, and in today’s financial market would expect to pay a deposit 
of at least 15% towards the total purchase price. 

6.14  To afford the price of the average semi-detached house (£211,400) sold 
during the past  2 years in Horsley a household would require at least £31,710 
as a deposit, and their annual gross income for mortgage purposes would 
have to be at least £51,340. 

6.15  At the time this report is published mortgage lenders currently offer first-
time buyers standard variable annual rate interest rates from 4.5% APR.  
Applying a 4.5% interest rate to a mortgage of £179,690 equates to £1,009.84 
per month for a repayment mortgage (repayment of capital and interest) over 
a 25 year period.   

Gross annual earnings for employees (full and part-time) in local authority areas 

 

Area     Median gross annual earnings                    

(residents in local authority area)  

 

Cotswold     £20,892  

Forest of Dean         £20,796  

Gloucester         £20,758  

Stroud         £23,195  

Cheltenham         £23,994  

Tewkesbury         £23,468  

Gloucestershire         £22,251  

South West         £21,197  

Great Britain         £22,509  

Source: Annual Survey of Hours and Earnings 2015, Office of National Statistics – revised 
and released 28th October 2016 

 

 As shown by the above table, the median (50th percentile) gross annual 
earnings of employees in Stroud District (£23,195) is higher than both the 
regional median (£21,197) and national median (£22,509).  

 Considering the average prices of homes sold in Horsley Parish during the 
24 months up to April 2017 a household on a median income in Stroud 
District (£23,195) would be unable to purchase a property without a 
substantial deposit in the region of £130,000 (by using savings or by using 
monies from the sale of their current home).  

 Many potential first time buyers struggle to meet the costs of buying their 
own home.  

 In some cases intermediate housing (shared ownership, low cost market 
housing and rented housing at prices between rented social housing and 
market rented prices) would be a suitable option, whilst in other instances 
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traditional housing association rents known as target rents would be 
appropriate. 

Private rented  

6.16  No properties were available to rent within Horsley parish at the time of 
writing this report.  Information gained from ‘Rightmove.com’ tells us these are 
the current starting prices for rents for the following property types within 3 
miles of Horsley: 

1 bedroom flat (Nailsworth)…………................  £495 per calendar month 

2 bedroom flat (Nailsworth)………………………£595 pcm 

2 bedroom house (Nailsworth)............................£650 pcm 

3 bedroom house (Nailsworth)…………………...£695 pcm 

6.17 Although there is no official definition of housing affordability, it is widely 
accepted that a household’s housing costs should not exceed 25% of a 
household’s gross income.  Based upon this presumption, a minimum gross 
annual income required to afford the above properties would be £26,400 for a 
one bedroom flat, £31,200 for a two bedroom house, and £37,200 for a three 
bedroom house.  Of course, the rent does not include running costs e.g. 
council tax, fuel bills etc.  Of course the lower a person’s income the more 
critical the percentage figure becomes. For example a person in receipt of 
£50,000 per annum is more able to absorb an increase in their housing costs 
above the 25% above their income taking into account essentials of living, 
than a person in receipt of only £20,000 per annum.      

6.18  Comparisons of monthly rental costs with monthly mortgage costs for a 
similar sized property reveal that it is usually cheaper to rent. 

What is affordable rented housing? 

6.19  Affordable rented housing is housing owned either by a local authority or 
a registered provider (usually a housing association) and made available to 
people who cannot meet their needs on the open market. Stroud District 
Council is unusual in that it is the only Gloucestershire local authority that 
continues to own and manage its original council housing stock of 
approximately 5,200 homes.  A further 1500+ homes in Stroud District are 
managed by housing associations. 

6.20  Historically the levels of rent that local authorities and Registered 
Providers have been able to charge have been controlled by the Homes and 
Communities Agency.  These rents are known as target rents and are subject 
to the national Housing Benefit scheme. They are calculated according to a 
formula based on relative property values and relative local earnings. 

6.22 A household’s entitlement to housing benefit takes into account a 
household’s size, income, savings and other circumstances, and may entitle a 
household to a financial contribution of a sum up to the entire rental charge. 
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6.23  In 2011 the Coalition Government introduced affordable rents for council 
and some housing association rented properties. The affordable rents are up 
to 80 per cent of market rents.  For many areas of rural Gloucestershire that 
means affordable rents are significantly higher than traditional target rent 
levels.    

What is low-cost home ownership housing? 

6.24  This includes a range of options to help people purchase their own 
home such as equity share (whereby the occupant buys the freehold to a 
proportion eg 70% of the property) and shared ownership (whereby the 
occupant buys a proportion and pays rent on the remaining share).  Housing 
and Planning Act 2016 has introduced Starter Homes as affordable housing 
for first-time buyers under the age of 40. However, Starter Homes are not 
required on Rural Exception Sites. 

 

7.     EXISTING AFFORDABLE HOUSING STOCK 

7.1   Horsley parish currently has a total of 13 affordable dwellings, all owned 
by Stroud District Council. There are no housing association-owned dwellings 
in the parish. 

 1 bed bungalow 2 bed bungalow 2 bed house 3 bed house Total 

Owned by 
SDC 

2 4 6 1 13 

Owned by 
Housing 
Association 

nil nil nil nil nil 

Total 2 4 6 1 13 

This equates to only 4% of the total housing stock within the parish which is 
lower than the proportion for Stroud District where social housing currently 
makes up approximately 15.5% of the 43,840 total homes.    

 
7.2    According to information provided by SDC, 14 households currently 
registered with Homeseeker Plus (Housing register) have expressed a 
preference to live in Horsley.  However, this does not necessarily mean that 
they have a local connection with Horsley parish. 

7.3  Re-lets: No affordable dwellings have become available for releting in the 
period September 2016 to July 2017.   
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8.    RESIDENTIAL DEVELOPMENT PROPOSALS WITH PLANNING 
CONSENT IN HORSLEY  
 
8.1  On 31st March 2017 Stroud District Council granted planning consent for 
the following at Nupend Farm, Boscombe Lane, Horsley, Stroud (planning ref: 
S.16/1263/FUL):  
 
Residential development of 16 dwellings (including 5 affordable dwellings) 
associated parking hard and soft landscaping and associated works 
 

9.    SUMMARY 

9.1 Part C of this survey is aimed at persons who are seeking affordable 
housing (rented or shared ownership), and cannot afford suitable housing in 
the open market. 

9.2  The information gained from this survey is a key element in assessing 
local housing needs.  Other useful sources of information available to us 
include Stroud District Council’s Housing Register (known as Gloucestershire 
Homeseeker and Help to Buy South) and the advice from allocation staff 
within SDC Housing Team who manage the register. 

 It is notoriously difficult to gather accurate data on the housing needs of 
young single people who tend to be less likely to participate in such 
surveys than older residents.  For this reason their numbers tend to be 
underestimated.  

 Those recommendations are primarily concerned with those who have 
expressed a genuine need for affordable housing rather than those 
who are considered to be able to afford appropriate market housing.   

 Housing development in Horsley parish should take account of future 
anticipated housing need as well as the number of households in 
immediate need.  

 There is a shortage of affordable properties in Horsley for rent and 
none available for shared ownership.  This survey has shown 46% of 
properties in the parish have 4 or more bedrooms.  

 
9.3   Of those 37 respondents to the questionnaire who are in need to move to 
suitable accommodation, 13 households require affordable housing within 
Horsley parish.  In the current financial market some potential purchasers, 
particularly first time buyers, are experiencing difficulties obtaining a 
mortgage.  

9.4   The Bank of England Base Rate has remained at an all-time low of 
0.25% since August 2016 (last reviewed in August 2017).  However, mortgage 
lenders often charge high rates of interest to first time buyers and require 
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substantial deposits, sometimes 15% or more of the purchase price as well as 
charging arrangement/administrative fees.   

 

10.     CONCLUSION 

 
10.1   This survey has determined that there are 13 households with a local 
connection who have either self-identified themselves in need of 
affordable housing in the parish or are deemed to be in need of affordable 
housing based on the financial information provided.  
 
10.2   In addition to local households in need, consideration should be given 
to turnover of the existing social housing stock in the parish when determining 
the number, type and tenure of additional affordable dwellings required to 
meet the parish’s need.  The 13 affordable homes currently available in 
Horsley are allocated to persons in greatest need throughout Stroud District. 
Priority is not necessarily given to persons with a local connection to Horsley.  
Also, consideration may be given to forecasted changes in the demographics 
and the impact of Government policies e.g. housing benefit regulations.   
 
10.3   The survey does not attempt to identify residents seeking to move to 
affordable housing outside of the parish.   
 
10.4    Any new development should be constructed of a design and materials 
that are in keeping with the rest of the village and in accordance with Stroud 
Local Plan policies.   
 
Table I  -  Households in need of rented affordable housing (type of 
accommodation is expressed in terms of need)  
 

  Single 
persons 

couples families Total 

1 bed house, 
bungalow or flat 

5 (aged 19 
yrs; 20 yrs; 
17 yrs; 24 
yrs; 21 yrs  

1 (aged not 
given)   

- 6 

2 bed house or 
bungalow or flat 

- - 1 (family with 
daughter aged 
19 yrs) 

1 

3 bed house  - - 1 (family with 
daughter & son) 

1 

Total 8 
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Table K – Households in need of intermediate housing e.g. shared ownership 
(type of housing is expressed in terms of a household’s preference)  
 

 Single 
persons 

couples families Total 

2 bed house or 
bungalow  

- - 1 (family with 
child) 

1 

2 bed house, 
bungalow or flat 

- 1 (aged 21 
yrs & not 
given) 

- 1 

2 bed house or 
bungalow 

1 (aged 44 
yrs) 

1 (aged 25 
yrs & 26 
yrs) 

- 2 

3 bed house only - - 1 (family with 
son aged 11 yrs 
& daughter aged 
10 yrs) 

1 

Total 5 

 
 
Table L -  Households in need of market housing (dwelling type in accordance 
with their stated preference and (D) indicating a wish to downsize) 
 

 Singles Couples families Total 

1 bed house/bungalow/ 
flat 

4 
 

- - 4 

2 bed house/ bungalow/ 
flat 

2 2 - 4 

3 bed house 1 6 3 10 

4 bed house 1 - 4 5 

Total  8 8 7 23 

 
 
11.    RECOMMENDATIONS 

 
It is recommended that: 
 

a) Horsley Parish Council publicizes this report within the parish by 
placing it on the parish web site.   

b) The Housing Needs Survey Report is sent to Stroud District 
Council. 

c) Anyone who is in need of affordable housing is encouraged to 
apply on the District Council’s Housing Register (Homeseeker 
Plus and Help to Buy South).  


