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1.	 INTRODUCTION 

1.1	 GL Hearn (GLH) and Justin Gardner Consulting (JGC) have been commissioned by Harrogate 

Borough Council to develop a Strategic Housing Market Assessment (SHMA) for the District. The 

purpose of the SHMA is to develop a robust understanding of housing market dynamics, to provide 

an assessment of future needs for both market and affordable housing and the housing needs of 

different groups within the population. 

1.2	 The SHMA does not set housing targets. It provides an objective assessment of the need for 

housing, making no judgements regarding future policy decisions which the Council may 

take. Housing targets will be set in the Local Plan. These will need to be informed by the SHMA but 

will also take into account other factors such as local infrastructure capacity, housing land 

availability, viability, sustainability and the local ecology. 

1.3	 The SHMA responds to and is compliant with the requirements of both the National Planning Policy 

Framework (the NPPF)
1 

and the Planning Practice Guidance (PPG) published in March 2014
2
. It 

provides assessment of the future need for housing, with the intention that this will inform future 

development of planning policies. According to the PPG, housing need: 

“refers to the scale and mix of housing and the range of tenures that is likely to be needed in 

the housing market area over the plan period – and should cater for the housing demand of 

the area and identify the scale of housing supply necessary to meet that demand.” 

1.4	 The PPG is clear that the SHMA should not apply constraints to the assessment of need, such as 

those relating to land supply, environmental constraints or infrastructure provision, although it is 

clear that these are relevant considerations in bringing together the range of evidence in the 

preparation of a local plan. 

1.5	 The SHMA provides specific evidence and analysis of the need for different sizes of homes, to 

inform policies on the mix of homes (both market and affordable). The SHMA also analyses the 

needs of specific groups, such as older people. 

1.6	 The SHMA covers Harrogate District. It updates and supersedes the previous North Yorkshire 

SHMA (2011) and takes account of more recent information, most notably the 2012 Sub-National 

Population Projections (SNPP) published by the Office for National Statistics (ONS) in May 2014. 

1 
CLG (March 2012) National Planning Policy Framework 

2 
CLG (March 2014) Planning Practice Guidance – Assessment of Housing and Economic Development Needs 
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National Planning Policy Framework and Guidance 

1.7	 The Coalition Government has reformed the policy framework for strategic planning, particularly on 

issues such as housing. Regional strategies have been revoked (The Yorkshire and Humber Plan
3 

was revoked in February 2013) and responsibility for planning on cross-boundary issues has been 

returned to local authorities. 

1.8	 The primary legislation to support this is the 2011 Localism Act which now imposes a ‘duty to 

cooperate’ on local authorities, requiring them to “engage constructively, actively and on an on­

going basis” with the other authorities and relevant bodies. The Duty to Cooperate is applied 

as both a legal and soundness test to which development plans must comply. 

1.9	 National policies for plan-making are set out within the NPPF. This sets out key policies against 

which development plans will be assessed at examination and with which they must comply. 

National Planning Policy Framework (NPPF) 

1.10	 The NPPF was published in March 2012. The Framework sets a presumption in favour of 

sustainable development whereby local plans should meet objectively assessed development 

needs, with sufficient flexibility to respond to rapid change, unless the adverse impacts of doing so 

would significantly or demonstrably outweigh the benefits or policies within the Framework indicate 

that development should be restricted. 

1.11	 The NPPF highlights the SHMA as a key piece of evidence in determining housing needs. 

Paragraph 159 in the Framework outlines that this should identify the scale and mix of housing and 

the range of tenures which 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; and 

•	 caters for housing demand and the scale of housing supply necessary to meet this demand. 

1.12	 This is reaffirmed in the NPPF in Paragraph 50. The SHMA is intended to be prepared for the 

housing market area, and include work and dialogue with neighbouring authorities where the 

Housing Market Area (HMA) crosses administrative boundaries. 

1.13	 Paragraph 181 sets out that Local Planning Authorities (LPAs) will be expected to demonstrate 

evidence of having effectively cooperated to plan for issues with cross-boundary impacts when their 

local plans are submitted for examining. This highlights the importance of collaborative working and 

3 
CLG (May 2008) http://www.eastriding.gov.uk/corp-docs/forwardplanning/docs/rss/may08/rss.pdf 
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engaging constructively with neighbouring authorities, as required by Section 33A of the 2004 

Planning and Compulsory Purchase Act, and ensuring that there is a robust audit trail showing joint 

working to meet the requirements of paragraph 181 of the NPPF. 

1.14	 Paragraph 158 of the NPPF also emphasises the alignment of the housing and economic evidence 

base and policy. Paragraph 17 in the NPPF reaffirms this, and outlines that planning should also 

take account of market signals, such as land prices and housing affordability. However it also 

makes clear that plans must be deliverable. 

1.15	 Harrogate Borough Council is concurrently undertaking updates to both the SHMA and Employment 

Land Review (ELR). We have used the job growth outputs of the ELR (taken from the Regional 

Econometric Model (REM)) in order to understand what the need for housing would be to align the 

expected job growth. 

1.16	 In regard to housing mix, the NPPF sets out that local authorities should plan for a mix of housing 

based on current and future demographic trends, market trends and the needs of different groups in 

the community. Local planning authorities should identify the size, type, tenure and range of 

housing that is required in particular locations reflecting local demand. Where a need for affordable 

housing is identified, authorities should set policies for meeting this need on site taking into 

consideration national thresholds for affordable housing provision, the removal of national 

brownfield development targets and vacant building credit (effectively no contribution required on 

existing floorspace when replaced)). 

1.17	 In setting affordable housing targets, the NPPF states that to ensure a plan is deliverable, the sites 

and the scale of development identified in the plan should not be subject to a scale of obligations 

and policy burdens such that their ability to be developed is threatened and should support 

development throughout the economic cycle. The costs of requirements likely to be applied to 

development, including affordable housing requirements, contributions to infrastructure and other 

policies in the Plan, should not compromise the viability of development schemes. To address this, 

affordable housing policies would need to be considered alongside other factors including 

infrastructure contributions – a ‘whole plan’ approach to viability. Where possible the NPPF 

encourages local authorities to work up Community Infrastructure Levy (CIL) charges alongside the 

Local Plan. 

1.18	 The SHMA is intended to be brought together with evidence of land availability, from a Strategic 

Housing Land Availability Assessment (SHLAA). To increase housing supply, the NPPF proposes 

that Local Authorities should be required to maintain a 5 year supply of specific deliverable sites, 

and to bring forward an allowance of 5% to ensure choice and competition in the market for land 

(unless there is a persistent track record of under-delivery in which case a 20% buffer is to be 
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included). These 5% and 20% buffers should be brought forward from the future housing supply 

rather than being added on top of them. 

Planning Practice Guidance 

1.19	 The PPG was issued by Government in March 2014, The Guidance on ‘Assessment of Housing 

and Economic Development Needs’ is most relevant to this SHMA in that it provides clarity on how 

key elements of the NPPF should be interpreted, including the approach to deriving an objective 

assessment of need for housing. The approach in this report takes account of this Guidance. 

1.20	 The Guidance defines “need” as referring to ‘the scale and mix of housing and the range of tenures 

that is likely to be needed in the housing market area over the plan period – and should cater for the 

housing demand of the area and identify the scale of housing supply necessary to meet this need.” 

It sets out that the assessment of need should be realistic in taking account of the particular nature 

of that area (for example geographical constraints and the nature of the market area), and should 

be based on future scenarios that could be reasonably expected to occur. It should not take 

account of supply-side factors or development constraints. Specifically the Guidance sets out that: 

“plan makers should not apply constraints to the overall assessment of need, such as limitations 

imposed by the supply of land for new development, historical under performance, infrastructure or 

environmental constraints. However these considerations will need to be addressed when bringing 

evidence bases together to identify specific policies within development plans.” 

1.21	 The Guidance outlines that estimating future need is not an exact science and that there is no one 

methodological approach or dataset which will provide a definitive assessment of need. However, 

the starting point for establishing the need for housing should be the latest household projections 

published by the Department for Communities and Local Government (CLG). At the time of 

preparation of this report these the latest projections are the 2011-based ‘Interim’ Household 

Projections
4
. It also outlines that the latest population projections should be considered. These are 

the 2012 SNPP
5 

published by ONS in May 2014. 

1.22	 It sets out that there may be instances where these national projections require adjustment to take 

account of factors affecting local demography or household formation rates, in particular where 

there is evidence that household formation rates are or have been constrained by supply. It 

suggests that proportional adjustments should be made where the market signals point to supply 

being constrained relative to long-term trends or to other areas in order to improve affordability. 

4 
CLG (April 2013) 2011-based Interim Household Projections 

5 
ONS, 2012-based Subnational Population Projections for Local Authorities in England, 2014 
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1.23	 Evidence of affordable housing needs is also relevant, with the Guidance suggesting that the total 

affordable housing need should be considered in the context of its likely delivery as a proportion of 

mixed market and affordable housing. In some instances it suggests this may provide a case for 

increasing the level of overall housing provision. 

1.24	 In regard to employment trends, the Guidance indicates that job growth trends and/or economic 

forecasts should be considered having regard to the growth in working-age population in the 

housing market area. It sets out that where the supply of working age population that is 

economically active (labour force supply) is less than the projected job growth, this could result in 

unsustainable commuting patterns (depending on public transport accessibility and other 

sustainable options such as walking and cycling) and could reduce the resilience of local 

businesses. In such circumstances, plan makers will need to consider how the location of new 

housing and infrastructure development could help to address these problems. 

1.25	 The Guidance indicates that the assessment should consider the need for different types of housing 

and the needs of different groups, including family housing, housing for older people, and 

households with specific needs and those looking to build their own home. It sets out that the need 

for older persons’ housing should be broken down by tenure and type, and should include an 

assessment of need for residential institutions. 

Overview of the Approach to Deriving OAN 

1.26	 Based on the above, the diagram below summarises the approach we have used to deriving 

conclusions regarding the Objectively-Assessed Need (OAN) for Housing. 
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Report Structure 

1.27 The remainder of the report is structured in the following way: 

• Chapter 2- Defining the Housing Market Area 

• Chapter 3- Characteristics of the Housing Market Area 

• Chapter 4- Assessing Overall Housing Need 

• Chapter 5- Affordable Housing Need 

• Chapter 6- Housing Market Dynamics and Market Signals 

• Chapter 7- Economic- Led Housing Requirements 

• Chapter 8- Requirements for Different Sizes of Homes 

• Chapter 9- Specific Groups of the Population 

• Chapter 10- Summary and Conclusions. 
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2	 DEFINING THE HOUSING MARKET AREA 

2.1	 The NPPF states that local planning authorities should use their evidence base to ensure Local 

Plans meet the full, objectively assessed needs for market and affordable housing in their housing 

market area (HMA). 

2.2	 In simple terms, the HMA is a geographical area in which the majority of people who move, will 

move within. It reflects functional relationships between where people live and work. However, 

defining market areas is an inexact science and there is no single source of information that will 

clearly identify market areas. 

2.3	 The NPPF makes clear that in planning for housing provision, it is important to consider housing 

needs and dynamics across a HMA, with each area seeking to meet needs within it where possible. 

The PPG similarly highlights that needs should be assessed across the relevant functional area. 

The first question is therefore, what housing market area(s) does Harrogate fall within. 

Approach to Defining Housing Market Areas 

2.4	 The PPG defines a housing market area as a geographical area defined by household demand and 

preferences for all types of housing, reflecting the key functional linkages between places where 

people live and work. 

2.5	 The Guidance indicates that local planning authorities can use a combination of approaches to 

identify relevant housing market areas, recognising that there is no single comprehensive source of 

information. The Guidance indicates three primary information sources: 

•	 patterns of house prices and rates of change in house prices, which provides a 'market based' 

reflection of housing market boundaries; 

•	 population and household migration flows, which reflect the preferences and the trade-offs made 

when choosing housing with different characteristics; and 

•	 contextual data, such as travel to work areas, which reflects the spatial structure of the labour 

market and the functional relationships between places where people work and live. 

2.6	 The Planning Advisory Service’s Technical Advice Note on Objectively Assessed Need and 

Housing Targets (PAS, May 2014) suggests that a good starting point would be a top-down 

analysis, such as the national research on the Geography of HMAs, published by the CLG in 2010. 

The study, led by the Centre for Advanced Urban Studies (CURDS) at Newcastle University, sought 

to identify a consistent set of HMAs across England. However, this study is based on 2001 data. 

The PAS paper also states that it “should be sense-checked against local knowledge and more 

recent data, especially on migration and commuting. In short, more recent data should always 

‘trump’ this geography.” 
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Strategic Housing Market Assessment, February 2015 

2.7	 Our approach therefore in the remainder of this section is to review the existing evidence and 

provide an update to it using more contemporary data in order to define a HMA(s) for Harrogate 

District. 

Existing Research to Define Housing Market Areas 

2.8	 There has been a considerable body of technical work and analysis undertaken to define HMAs 

across the country. This work adopts a range of different technical approaches, which to some 

extent reflect the different spatial characteristics of housing markets in different areas; but more 

probably reflect the weight which is attached to different factors such as migration and travel to 

work patterns, and variations in house prices. 

National Research 

2.9	 The CLG published national level research on the Geography of Housing Market Areas in 2010 

which sought to consider the geographies of housing markets across England. This academic-

driven project considered commuting and migration dynamics, and standardised house prices. This 

was brought together to define housing markets across England, as follows: 

• Strategic (Framework) Housing Markets – based on 77.5% commuting self-containment; 

• Local Housing Market Areas – based on 50% migration self-containment; and 

• Sub-Markets – which would be defined based on neighbourhood factors and house types. 

2.10	 The two-tier structure (strategic/local) in the CLG research (which is mapped and analysed) is 

useful at disaggregating strategic housing market areas which are generally for modelling of issues 

such as affordability; whilst the more local housing market areas are of greater relevance in 

considering issues relating to local market dynamics and supply-demand balance. However, the 

practicalities of using each must be considered depending on location, particularly in more urban 

areas. 

2.11	 The CLG research defines the market areas in two further ways. The first is a ‘gold-standard’ which 

is based on an aggregation of ward areas and therefore is more detailed than the second definition 

the ‘silver–standard’. The ‘silver-standard’ definitions are comprised of local authority areas. For 

plan making purposes the silver-standard is perhaps a more practical basis for defining a housing 

market area – not least as demographic projections are not published below local authority level. 

Strategic Housing Market Areas 

2.12	 At a ‘gold-standard’ the CLG research defines parts of Harrogate District as falling within the Leeds 

and Northallerton Strategic HMA. The Leeds HMA extends to eight different local authority areas 

including all of Leeds and Wakefield local authorities. The Northallerton HMA includes the northern 

part of Harrogate District, together with most of Hambleton and all of Richmondshire. 
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Figure 2: Gold Standard CLG-defined Strategic HMAs 

Source: CLG, 2010 

2.13	 By this definition the majority of the land mass and population of Harrogate District, including 

Harrogate town falls within the Leeds HMA. The northern part of the District, including Ripon, is 

contained within the Northallerton HMA. 

2.14	 The ‘silver-standard’ Strategic HMAs (based on local authority boundaries) acknowledges this and 

includes Harrogate as within the Leeds HMA along with W akefield, Kirklees and Leeds City local 

authority areas. 

2.15	 Three other Strategic HMAs are also defined in close proximity to Harrogate District. Based on local 

authority groupings, the Bradford HMA covers Craven, Bradford and Calderdale to the west. To the 

north the Northallerton HMA covers Richmondshire and Hambleton and to the east the York HMA 

covers York and Selby local authority areas. 
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Local Housing Market Areas 

2.16	 Within the Strategic HMAs, the CLG study also defined a number of local housing market areas 

(LHMAs). Those in and around Harrogate District have been mapped in Figure 3. It should be noted 

that these are based on 2001 Census analysis. 

Figure 3: CLG-defined Local Housing Market Areas 

Source: CURDS, 2010 

2.17	 The most relevant CLG defined local HMAs to the study, is the Harrogate LHMA. This covers the 

vast majority of Harrogate District, including Harrogate town. It also extends to the north east of 

Leeds City and parts of Selby. 

2.18	 The Northallerton LHMA once again covers the northern part of Harrogate including Ripon and 

extends into the central part of Hambleton and Richmondshire. The York LHMA also covers a small 

part of Harrogate District east of Knaresborough. 
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Single Tier Housing Market Areas 

2.19	 The CLG research also takes forward the ‘silver-standard’ to a series of single tier authorities. In 

this regard, Harrogate is located within the wider Harrogate HMA alongside Richmondshire. 

Hambleton falls into a Middlesbrough-focused HMA and the Leeds HMA is comprised of Leeds and 

Wakefield (see Figure 4). 

Figure 4: Silver Standard Housing Market Area 

Source: CURDS, 2010 

2.20	 According to the CLG, this definition is considered to be inferior to the two-tier definition; although it 

is the preferred approach by Peter Brett Associates in the PAS Report. 

Regional Research 

2.21	 A regional study was undertaken by DTZ for the Yorkshire and Humber Assembly and Homes and 

Communities Agency (HCA) in 2006. The aim of this study was to define housing market areas 

across the region; these were subsequently incorporated into the Yorkshire and Humber Plan. The 

DTZ study identified a total of 14 housing markets across the region. Harrogate town was identified 

as being within the Leeds sub-regional HMA, with Knaresborough also identified as being on the 
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edge of this area. The work also identified a local market which covers both Harrogate and 

Knaresborough. 

Figure 5: Housing Market Areas in Yorkshire and Humberside (DTZ) 

Source: DTZ Pieda, 2006 

2.22	 In the north of the District, Ripon is identified as having its own local housing market and is also 

defined as part of the Central North Yorkshire character area which also includes Thirsk, 

Northallerton and Richmond. 

2.23	 The DTZ work usefully identifies areas of convergence and overlap, recognising that whilst certain 

groupings of authorities share the strongest relationships, functional interactions also exist with 

peripheral areas. The Leeds sub regional market overlaps with the Harrogate local market area as 

well as the Bradford, Dewsbury-Batley, and Wakefield sub-regional housing market areas, 

demonstrating the complex relationships in the area. 

Leeds City Region 

2.24	 The Leeds City Region Planning Portfolio Group also produced a paper named “Understanding the 

cross boundary impacts of housing markets and jointly planning housing provision in these areas” 

which reviewed the Housing Market areas in the wider sub-region. 
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2.25	 For Harrogate District the report identified quite a complex relationship with adjoining districts 

stating that “Bradford, Leeds and York all exhibiting a clear relationship with the (Harrogate) District”. 

The report also suggested that there was a potential for a shared market with North Leeds in the 

Harrogate, Knaresborough and their immediate hinterland. It also noted that the south east of the 

district was more closely linked with York city. 

Summary of Existing Research 

2.26	 The national and regional research presents a somewhat inconsistent picture on the relevant 

housing market areas with a number of potential market areas and overlaps at play. However, there 

is some consistency in that both identify a Leeds focussed market which operates across the 

southern part of Harrogate district. There is also some consistency in analysis showing the north of 

the district being more closely linked with Hambleton and Richmondshire. 

2.27	 The PAS Advice Note supports the identification of a ‘best fit’ of local authority boundaries to 

functional housing market areas for practical reasons. Generally we would support this, not least 

because a good deal of the data needed to support development of a SHMA (including 

demographic projections) is principally available at a local authority level, with more local level data 

‘patchy.’ However, in large areas such as Harrogate district it is not always possible to identify a 

single market operating across the entire local authority and in some circumstances the 

identification of more localised housing markets may be more appropriate. Any cross boundary 

issues will be picked up under the well established Duty to Cooperate arrangements that exist 

between local authorities. 

2.28	 As well as the historic definitions we have also reviewed more recent data including flow data 

(migration and commuting) from the 2011 census, as well as house price data taken from the CLG 

and Land Registry. This allows us to determine the most appropriate housing market(s) for the 

District using more contemporary data. 

House Prices and House Price Trends 

2.29	 As the PPG suggests, house price patterns and trends are a useful indicator of demand dynamics 

and pricing levels in different areas. This kind of market approach has some merit – clearly for 

areas or authorities to be serving the same market area, there must be some broad comparability 

and relationship between house prices. 

2.30	 To begin with, we consider median house prices at local authority level. This provides us with an 

initial high level indication of areas with comparable or diverging house prices. We have considered 

prices for all the local authorities in North Yorkshire as well as Leeds. We have also reviewed the 
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Figure 7: Weighted Average Price of Semi-detached and Terraced Property Sales 

Source: HMLR, 2014 

2.39	 More modest house prices are seen in the north west and west of Harrogate District. This indicates 

an alignment with those immediately adjoining areas of Richmondshire and Craven districts. 

Summary of Price and Price Trend Analysis 

2.40	 The analysis of current house prices provide some market based indication of integration between 

the markets of Harrogate District and Hambleton and to a lesser extent Richmondshire. Significantly 

there is also a clear local integration with the northern (suburban) parts of Leeds City. In house 

price change terms, there is some correlation between all the authorities reflecting the wider macro 

dynamics. 

2.41	 On the basis of house price dynamics alone and drawing boundaries at a local authority level, we 

would consider a HMA based on Harrogate and Hambleton local authorities with a possible 

inclusion of Richmondshire. However functional relationships also need to be considered, and are 

addressed next. 
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Figure 8: Gross Weighted Migration Flows (2011) 

Source: ONS, 2011 

2.47	 We have examined the dynamics of the net flow of people to and from Harrogate District , the 

results of which are illustrated in Figure 9 and Table 3. This data clearly shows a flow of people out 

of Leeds, and to a lesser extent Bradford, in to Harrogate District. After these areas the net inflows 

become largely insignificant. 

2.48	 Across UK cities there is typically a net out-migration from the City (which has a younger population 

and attracts migrants from across the UK and internationally) to the immediately surrounding areas. 

This is partly related to family life cycles and lifestyle. W ith Leeds we would therefore expect a 

strong flow into both Harrogate District and Selby as the only non-urban local authorities bordering 

the City. 
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Summary of Migration Flow Analysis 

2.50	 Migration patterns clearly confirm the strength of the relationship between Harrogate District and 

Leeds and Harrogate District and Hambleton with significant gross flows between the authorities. 

More widely however, Leeds shares other notable relationships, particularly with Wakefield but also 

to a lesser extent the other West Yorkshire authorities. This suggests to some degree that the City 

is a focal point for migration activity in the sub-region. 

2.51	 Migratory patterns to the east of the District are also complex with York sharing small but notable 

migration flows with Harrogate District ; but also stronger flows to/from Selby and East Riding. 

Analysing Commuting Patterns 

2.52	 Commuting flows provide important evidence of the functional relationships between various 

authorities. The PPG directs planning authorities to consider commuting flows as a source of 

contextual information about the spatial dynamics of the local labour market. These dynamics will 

somewhat influence search patterns and location choices within the housing market. 

Travel to Work Areas 

2.53	 The first source to consider is the 2001 Travel to Work Areas as drawn from the 2001 census data 

and analysed by the ONS. Travel to work (TTWA) areas are the smallest areas that can be defined 

in which two thirds of the population live and work. These are therefore, useful in defining HMA 

areas. They provide a useful starting point as they offer national coverage and comparability; 

however, the data is somewhat outdated. 

2.54	 As shown in Figure 10, Harrogate District is covered by the Harrogate and Ripon 2001 TTWA which 

broadly reflects the District’s boundary. This suggests a relatively strong degree of self-containment 

of workforce in 2001. 
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2.56	 Again there is a particularly notable relationship between Harrogate District and Leeds with more 

than 15,000 people per day travelling in either direction. Based on economic drivers, there is again 

a strong rationale for the two falling within the same market. 

2.57	 However, we can see that Leeds as the major regional driver actually has a relatively strong 

influence across a number of the authorities; again reaffirming that the city is somewhat of a focal 

point for employment driven movements. 

2.58	 By mapping the external commuting patterns (see Figure 11) it is obvious that Leeds draws a large 

number of people from the southern end of Harrogate District with no notable flows from the north 

of Harrogate District. This also reflects in part the rail links into the city from Harrogate town and the 

surrounding villages. 

Figure 11: Travel to Work Patterns (2011) 

Source: ONS, 2011 

2.59	 There are also some smaller but notable flows to and from Knaresborough to York and from Ripon 

to Thirsk. Also notable is the number of commuters coming into the District from Hambleton and to 

a lesser extent Richmondshire. These particularly flow into Ripon from Thirsk, Leeming and 

Leyburn. There are also small but notable flows from York and North Leeds to Harrogate town. 
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2.60	 Across the authorities we have analysed the 2011 commuting data to identify levels of self-

containment. Harrogate District provides employment to 45,408 of its 63,831 residents. This 

equates to a relatively high resident self-containment of 71.1% i.e. the percentage of people 

remaining in the District to Work. Looking at the self-containment of the District’s 64,936 jobs, with 

45,408 going to local residents this equates to 69.9% self-containment. 

Summary of Commuting Flow Analysis 

2.61	 Commuting flows again indicate a relatively complex pattern of relationships across the sub region 

with labour markets within authorities seemingly integrating to different degrees at different spatial 

levels. 

2.62	 There is once again clear confirmation of the strong functional interactions between Leeds and the 

wider sub-region including a notable influence in the southern part of Harrogate District. However, 

we also identify Ripon as the focus of another strong source/destination relationship, particularly 

with other authorities to the North. 

2.63	 Looking at Harrogate District as a whole, there is a greater concentration of population in the south 

of the District and, reflecting this, a stronger relationship with Leeds than with Hambleton and 

Richmondshire as a whole. 

Drawing the HMA Analysis Together 

2.64	 There is no single source of information for defining a housing market area and many housing 

market areas overlap. In line with the PPG, we have analysed three key data sources: house price 

trends and dynamics, commuting flows and migration patterns. This has allowed us to define the 

extent of the relevant housing market area for Harrogate District . 

2.65	 There are clearly a complex set of relationships across the District; however, the balance of 

evidence across all three clearly demonstrate a significant integration between Harrogate District 

and Leeds; and to a lesser extent Harrogate District and Hambleton. 

2.66	 There are also lesser but notable links with both York and Richmondshire, although these are likely 

to reflect more local cross-boundary interactions at the periphery of the Districts. 

2.67	 In market-terms (as reflected in the house price analysis) the relationship between Harrogate 

District and Hambleton is by far the strongest of the authorities analysed. In behavioural terms 

(shown by migration and commuting flow analysis) the closest links are with Leeds. 
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2.68	 In our view, the triangulation of the sources strongly supports defining Harrogate District as falling 

within two housing market areas - one linked to Leeds covering the south of the District and one 

linked to Hambleton (and wider North Yorkshire) in the north of the District. 

2.69	 It is however important to recognise overlaps between authorities and markets in this area. The 

southern settlements and villages of Richmondshire and central Hambleton in particular are likely to 

have quite a strong relationship to Ripon. Similarly York’s influence is likely to extend into the 

eastern periphery of Harrogate District around Knaresborough. The wider parts of these local 

authorities may not align quite so closely. 

2.70	 In the context of the Duty to Cooperate, the authorities outlined above with close links to Harrogate 

District should be and have been engaged with on strategic housing issues not only in the 

preparation of the SHMA but also the subsequent development of plan policies. 

2.71	 The boundaries of housing market areas will always be permeable to a certain degree. 

Engagement has been sought with the neighbouring authorities principally in relation to the 

methodology, but also on Housing Market Geographies and our initial findings. A list of those who 

have been consulted with is outlined in Appendix A. 
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Source: ONS Mid-Year Population Estimates 

3.4	 Figure 13 shows the population growth over the 2003-2013 period. It is indexed relative to the 

population of each area in 2003. This shows that the population of Harrogate District has grown by 

just over 4% over this 10 year period, which is lower than growth in Yorkshire and Humber (6%) 

and England (7%). It is the recent five year trends (based on 2006/7-2012) which are projected 

forward in the 2012 –based SNPP which includes that decline since 2011. 

Figure 13: Benchmarking Population Growth, 2003-13 

Source: ONS Mid-Year Population Estimates 

Age Structure 

3.5	 Population growth and housing need are influenced not just by the growth of the population, but by 

the population structure. Harrogate District’s population structure differs slightly from that of 

Yorkshire and Humber as a whole. There is a higher percentage of the population in each of the 5 

year age bands over 40, with the difference between Harrogate District and the national average 

increasing with age. 

3.6	 The District also has a noticeably low proportion of people in the 20 – 40 age brackets. Leeds, as a 

City and university town, has, as expected, significantly higher percentage of people aged 20 to 24. 
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Ethnicity 

3.8	 The ethnic composition of Harrogate District’s population is similar to that seen across Yorkshire 

and Humber; both are less ethnically diverse than England as a whole. The majority (90%) of the 

population of Harrogate District in 2011 is identified as White British. This compares to 86% across 

Yorkshire and Humber and 82% across England. 

Figure 15: Ethnicity, 2011 

Source: 2011 Census 

3.9	 Other than White British, 4% of the population of Harrogate District is identified as White Other. This 

includes Irish and Eastern European people. Asian or Asian British residents account for 2% of the 

population and Chinese for 2.3%; aside from these two no other BME group accounts for over 1%. 

Labour Market Characteristics 

3.10	 In Section 7 we consider the inter-relationship between the economy and housing market. This is 

influenced in part by labour market characteristics, including the proportion of people in work and 

how the population structure is expected to change over time. This section of the report sets the 

baseline for that analysis. 
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Figure 21: Selected Household types as a percentage of all households, 2011 

Source: Census 2011 

3.21	 Between 2001 and 2011 the number of households in Harrogate District has grown by 4,092, 

equivalent to 6.5% growth. By comparison, Yorkshire and Humber saw a 7.7% increase in 

households and England saw a 7.9% increase over this period. This is consistent with lower overall 

population growth in Harrogate District. 

3.22	 Harrogate District has seen an overall increase in the number of single person households between 

2001-11 (21%). Yorkshire and Humber as a region has seen an increase of 11.5% and England as 

a whole 8.3%. 

3.23	 When compared to the increase in the number of households this shows a trend towards single 

person households across the country as well as in Harrogate District. This trend has been seen 

nationally as traditional household structures become less common. In Harrogate District the 

stronger growth is influenced by the age structure of the population – and growth in older, single 

person households. 

3.24	 As shown in Figure 22 the wider county and region there has been a significant increase in the 

number of families with non-dependent children – an increase of 465 over the decade. This 

indicates that children are living with their parents longer and are not able to form their own 

households. 
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Figure 22: Change in Households by Type, 2001-2011 

Source: Census 2011 

3.25	 Although as a percentage there was a significant decline in the number of all student households in 

Harrogate District, this actually reflects a very small number of households. 

Housing Stock and Supply Trends 

3.26	 Census data can be used to provide a detailed breakdown of the housing stock by tenure type. 

Owner occupation is the most common tenure type in Harrogate District accounting for 73.1% of 

households in 2011. 

3.27	 The Private Rental Sector (PRS) accounts for 15% of households, and social rented 3%. By 

comparison, across England 64% of households are homeowners, the Private Rented Sector 

accounts for 17%, and the social rented sector 18%. This highlights both significant home 

ownership and low rental levels in the District in comparison to the wider region. This is potentially 

driven by a low number of social rental properties in the district rather than low demand. 
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4	 ASSESSING OVERALL HOUSING NEED 

Introduction 

4.1	 The analysis carried out follows the requirements of the NPPF and the more recent (March 2014) 

PPG on Assessment of Housing and Economic Development Needs. The PPG effectively 

describes a process whereby the latest population and household projections are a starting point; 

and a number of “tests” then need to be considered to examine whether it is appropriate to consider 

an upward adjustment to housing provision. These are: 

•	 Is there evidence that household formation rates in the projections have been constrained? Do 

market signals point to a need to increase housing supply? 

•	 How do the demographic projections ‘sit’ with the affordable housing needs evidence, and 

should housing supply be increased to meet affordable needs? 

•	 What do economic forecasts say about job growth? Is there evidence that an increase in 

housing numbers would be needed to support this? 

4.2	 In this section consideration is given to demographic evidence of housing need. The analysis 

begins by looking at the most recent household projections published by CLG before moving on to 

consider more recent population projection information to form a view about the most appropriate 

scenario for Harrogate District. To convert population into households the concept of headship rates 

is used and we have again studied recent data about household formation rates by age to form a 

view about the most appropriate data to use. 

4.3	 The core projections in this section look at housing needs in the period from 2014 to 2035. This is to 

align with the Council’s emerging Local Plan. At the time of writing population data was only 

available for a 2013 base (from ONS mid-year population estimates) and so to provide a baseline 

start point for 2014 this information has been rolled forward using data underpinning the ONS 2012­

based SNPP (for 2012-13). To establish a baseline of households, information has been drawn 

from the 2011-based CLG household projections although adjustments have been made to this 

source post-2014 (as is detailed later in the section). 

4.4	 Edge Analytics have also been carrying out population/household projections for Harrogate District 

(as part of a wider project covering the whole Leeds City Region). The approach used by Edge is 

virtually identical to that used in the SHMA (in terms of the methodology for developing population 

and household projections) and outputs can be expected to confirm those within the SHMA. As part 

of this project, GL Hearn have also sought to assist in the alignment of evidence across the wider 

sub-region through the sharing of key assumptions with Edge Analytics. 
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4.13	 The data above suggests that projected population growth is on the low side when compared with 

past trends (both over a short- and longer-term). It is important to consider the reasons for this from 

a demographic perspective and therefore assess whether there is a case based on the data to uplift 

the figures for the purposes of demographic modelling. To do this we need to consider the key 

components of population change – these are natural change (births minus deaths) and migration. 

Migration 

4.14	 We can consider migration in more detail and the table below shows estimated levels of migration 

by component (in- or out-migration) as well as the type of migration (internal and international). 

Averages have been provided for a number of different periods for the purposes of comparison. 

These are: 

•	 2012-based SNPP – this is the average level of migration which would have fed into the 2012­

based SNPP and uses the average over the past five years for internal migration and the past 

six years for international 

•	 2013-based SNPP – this looks at what the figures would have been if a 2013-based SNPP were 

developed (it should be noted that there is not expected to be a 2013-based version with the 

next release expected to be 2014-based) 

•	 2001-13 – this looks at long-term averages covering the 12-year period to 2013. This is the 

longest period of time for which a reasonable time series is available. 

4.15	 The data shows that in the period feeding into the 2012-based SNPP there was an average net 

migration of 494 people per annum; almost entirely due to internal migration (people moving from 

one part of the country to another). If data is rolled forward for a further year (to include 2012-13 

data and to exclude data from an earlier part of the period studied) then the level of migration 

decreases to just 310 per annum. Were a longer-term period to be used (2001-13) then the figure 

averages 424 per annum. 
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widely used Household Reference Person (HRP)). Four different scenarios for headship rates have 

been developed to provide a range of outputs. These are described below: 

Scenario 1 - Extending the 2011-based household projection headship rates 

4.21	 For the purposes of this analysis the start point is data contained in the 2011-based CLG household 

projections about the relationship between the total population in an age group and the number of 

household reference persons (HRPs) in that age group. Because the 2011-based CLG household 

projections only go up to 2021, it has been necessary to make assumptions for the remainder of the 

projection period. To do this changes have been projected on a linear basis based on the last five 

years of data in the CLG projections (i.e. covering the 2016-21 period). 

Scenario 2 - Tracking 2008-based household formation rates 

4.22	 Whilst the 2011-based CLG household projections contain headship rates based on trends from 

2001 to 2011 it is also necessary to consider the extent to which household formation may have 

been constrained by housing market factors such as the difficulty in obtaining mortgage finance. 

Such a check is required by the PPG which says: 

‘local planning authorities should take a view based on available evidence of the extent to 

which household formation rates are or have been constrained’ 

4.23	 A second scenario has therefore been developed which draws on headship rates in the earlier 

(2008-based) CLG household projections. These are based principally on long-term trends shown 

between the 1971 and 2001 Censuses. 

4.24	 This scenario assumes that household formation rates do not continue to diverge from the previous 

trend but that the long term trend tracks the 2008-based trend taking account of the extent that the 

headship rates in the 2011-based projections were above or below the 2008-based projection at the 

start of the projection period. In effect, this scenario assumes that there is a permanent correction 

moving forwards and that the factors that have driven changes in household formation rates in the 

past re-assert themselves in the future. 

Scenario 3 – Blended headship rates 

4.25	 The third scenario uses information from both the 2011- and 2008-based CLG household 

projections. The 2011-based rates are assumed to hold true until 2021 (the end date of these 

projections) and rates are assumed to track 2008-based figures thereafter. 

4.26	 This methodology is consistent with that accepted by a number of inspectors at Local Plan Inquires 

(e.g. South W orcestershire, Derbyshire Dales). In the case of Derbyshire Dales the inspector 

described this approach as ‘blended’ hence the title used for the scenario. A quote from Derbyshire 

Dales is as below: 

GL Hearn	 Page 55 of 157 



 

      

 

 
 
 

     

 

               

                

               

              

              

                 

       

 

      

                

              

             

                

            

              

                

  

               

                   

                

              

        

              

              

              

                 

             

               

               

              

              

                

           

                 

                   

               

               

                   

Strategic Housing Market Assessment, February 2015 

‘With the recovering economic situation it would be prudent to assume that the low 2011 

headship rates are unlikely to remain in place over the whole plan period. It would be 

sensible to work on the basis that the household formation rate will gradually return to 

higher levels as the economy recovers. I therefore consider that a “blended” rate that 

assumes the 2011 rate until 2020 and the higher 2008 rate thereafter is appropriate. 

Whilst this may be a relatively unsophisticated approach, it is a practical one in the light of 

the uncertainties about future household formation rates’. 

Scenario 4 – Part-return to trend 

4.27	 The final scenario seeks to understand the degree of suppression of household formation in the 

local housing market and take account of evidence of affordability issues (including market signals). 

There is clear evidence in Harrogate District of affordability pressures and suppressed household 

formation in the recent past, with the average household size in 2011 being somewhat above the 

level projected in earlier (2008-based) CLG household projections (which were developed from 

trends in a comparatively buoyant period in the housing market). Projecting forward the 2011-based 

projections show a far less rapid reduction in average household sizes than was expected in the 

2008-based projections. 

4.28	 Despite there being some evidence through analysis of average household sizes of suppression it 

is not entirely clear to what extent this is due to households being unable to form and how much 

might be due to other factors. A September 2013 study produced by the Cambridge Centre for 

Housing & Planning Research (CCHPR) on behalf of the Town & Country Planning Association 

does shed some light on this issue, stating: 

“The central question for the household projection is whether what happened in 2001 – 

11 was a structural break from a 40-year trend; or whether household formation was 

forced downwards by economic and housing market pressures that are likely to ease with 

time. At the time of the 2011 Census, the British economy was still in recession and the 

housing market was depressed. The working assumption in this study is that a 

considerable part but not all of the 375,000 shortfall of households relative to trend was 

due to the state of the economy and the housing market. 200,000 is attributed to over-

projection of households due to the much larger proportion of recent immigrants in the 

population, whose household formation rates are lower than for the population as a whole. 

This effect will not be reversed. The other 175,000 is attributed to the economy and the 

state of the housing market and is assumed to gradually reverse.” 

4.29	 We have used this to derive a scenario for how household formation rates might improve through 

positive planning. On the basis of this analysis it can broadly be suggested that half of the lack of 

expected households is due to market factors with roughly half attributable to other issues (notably 

international migration). To look at how this is relevant to Harrogate District, analysis has been 

carried out to look at the growth in the BME population relative to the growth seen nationally to see 
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CORE CONCLUSION – HOUSEHOLD FORMATION (HEADSHIP) RATES 

The analysis shows that average household sizes have departed from long-term trends in the 

2008-based projections. However, this seems likely to be at least in part due to changes in the 

population profile of the District (an increase in BME communities which have different household 

structures). Moving forward however, both the 2011- and 2008-based CLG projections would 

expect household sizes to start to fall. By using a figure which is a mid-point between these two 

methodologies we have a reasonable starting point in assessing a demographic-led assessment 

of housing need. This initial assessment points to a need for 419 homes p.a. 

Initial Conclusions from the Demographic Analysis 

4.39	 The initial assessment of housing need based on demographic trends has been based on an 

assessment process which interrogates demographic information under a range of different 

scenarios and thus provides recommendations about what might be a reasonable starting point for 

considering housing need. The methodology follows the series of steps set out in PPG of March 

2014. The projections cover the period from 2014 to 2035. 

4.40	 The analysis begins by looking at the most recent nationally published projections – these are the 

2011-based ‘interim’ projections from CLG which cover the period from 2011 to 2021. This 

projection suggests household growth of 529 per annum across the District (2014-21). It should 

however be noted that this figure was based on now out-of-date ONS ‘interim’ population 

projections. 

4.41	 The next stage of the process was to consider more up-to-date population information (in the form 

of the 2012-based subnational population projections (SNPP) and the 2013 midyear population 

estimates). Overall, the analysis supports the 2012-based SNPP as being broadly reasonable as a 

demographic projection. When comparing future growth with past trends this projection suggests a 

lower level of population growth although this can be explained by a reduction in natural change 

over time – the migration assumptions feeding into the SNPP look to be perfectly reasonable. 

4.42	 The next step was to consider household formation rates. A number of headship rate scenarios 

were modelled, starting with one using data in the 2011-based CLG household projections. This 

suggested a housing need for 343 dwellings per annum and can be considered as the start point for 

analysis as per the PPG. A further set of headship rates which tracked the 2008-based household 

formation rates and re-based them to 2013 was also used on the basis of reflecting pre­

recessionary household formation rates. Carrying out the projection on this basis suggests 

household growth of 470 per annum and a housing requirement for 494 additional homes per 

annum (once a vacancy allowance has been included). 
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4.43	 Taking a mid-point between these two approaches is a reasonable and justifiable approach to 

assessing the demographic-need of the District. This results in a need for 419 dwellings per annum 

which translates to an overall need of 8,800 dwellings for the plan period. While this is an 

appropriate starting point for assessing the demographic need, in the following three sections of the 

report we investigate, in line with the NPPF, whether an additional uplift on the basis of affordable 

housing need, improving affordability and/or meeting the needs of the local economy could be 

justified in order to define the ‘full objectively assessed need’ for housing. 
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5	 AFFORDABLE HOUSING NEED 

Introduction 

5.1	 In this section we discuss levels of affordable housing need in Harrogate District. Affordable 

housing need is defined in SHMA guidance as the quantity of housing required for households who 

are unable to access suitable housing without financial assistance. These households will be 

eligible for affordable housing. Affordable housing is defined in the NPPF Framework as social 

rented, affordable rented and intermediate housing provided to eligible households whose needs 

are not met by the market. 

5.2	 Government guidance on SHMAs sets out a model for assessing affordable housing need (known 

as the Basic Needs Assessment Model). This model has been retained in the PPG of March 2014 

and is used herein. The analysis is based on secondary data sources. It draws on a number of 

sources of information including 2011 Census data, demographic projections, house prices/rents 

and income information. 

5.3	 The affordable housing needs model is based largely on housing market conditions (and particularly 

the relationship of housing costs and incomes) at a particular point in time – the time of the 

assessment – as well as the existing supply of affordable housing (through relets of current stock) 

which can be used to meet affordable housing need. On this basis, estimates of affordable housing 

need are provided in this section for the twenty-one year period between 2014 and 2035. 

Key Definitions 

5.4	 We begin by setting out key definitions relating to affordable housing need, affordability and 

affordable housing. 

Affordable housing need 

5.5	 Affordable housing need is defined as the number of households who lack their own housing or who 

live in unsuitable housing and who cannot afford to meet their housing needs in the market. 

Newly-Arising Need 

5.6	 Newly-arising (or future) need is a measure of the number of households who are expected to have 

an affordable housing need at some point in the future. In this assessment we have used trend data 

from the DCLG Continuous Recording of Lettings and Sales in Social Housing in England website 

CoRe along with demographic projections about the number of new households forming (along with 

affordability data) to estimate future needs. 
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Supply of Affordable Housing 

5.7	 An estimate of the likely future supply of affordable housing is also made (drawing on secondary 

data sources about past lettings). The future supply of affordable housing is subtracted from the 

newly-arising need to make an assessment of the net future need for affordable housing. 

Affordability 

5.8	 Affordability is assessed by comparing household incomes, based on income data modelled using a 

number of sources including CACI, The Annual Survey of Hours and Earnings (ASHE), the English 

Housing Survey (EHS) and ONS data, against the cost of suitable market housing (to either buy or 

rent). Separate tests are applied for home ownership and private renting (in line with the SHMA 

Guidance) and are summarised below: 

A.	 Assessing whether a household can afford home ownership: A household is considered able to 

afford to buy a home if it costs 3.5 times the gross household income – CLG guidance suggests 

using different measures for households with multiple incomes (2.9×) and those with a single income 

(3.5×), however (partly due to data availability) we have only used a 3.5 times multiplier for analysis. 

In practical terms it makes little difference to the analysis due to the inclusion of a rental test (below) 

which tends to require lower incomes for households to be able to afford access to market housing; 

B.	 Assessing whether a household can afford market renting: A household is considered able to afford 

market rented housing in cases where the rent payable would constitute no more than 30% of gross 

income. CLG guidance suggests that 25% of income is a reasonable start point but suggests that a 

higher figure could be used. A review of SHMAs carried out across the Country suggests that 30% 

has been established as the benchmark figure to be used in such assessments. Analysis has also 

been carried out to test the sensitivity of affordable need at different percentages (from 25% to 40%). 

5.9	 It should be recognised that in assessing affordable housing need using secondary sources there is 

a lack of information available regarding households’ existing savings. This is a key factor in 

affecting the ability of young households to purchase housing particularly in the current market 

context where a deposit of at least 10% is typically required for the more attractive mortgage deals. 

The ‘help to buy’ scheme is likely to be making some improvements in access to the owner-

occupied sector although at present this is likely to be limited (although the impact of recent 

extensions to this scheme to include the second-hand market should be monitored moving forward). 

In many cases households who do not have sufficient savings to purchase have sufficient income to 

rent housing privately without support, and thus the impact of deposit issues on the overall 

assessment of affordable housing need is limited. It does however need to be recognised that 

deposits are also required to access the private rented sector (albeit smaller deposits) – this may 

impact on the ability of some households to access this sector. 
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Affordable Housing 

5.10	 The NPPF provides the definition of affordable housing (as used in this report). The following is 

taken from Annex 2 of NPPF. 

“Affordable housing includes social rented, affordable rented and intermediate housing, provided to 

specified eligible households whose needs are not met by the market. Affordable housing should: 

•	 Meet the needs of eligible households including availability at a cost low enough for them to 

afford, determined with regard to local incomes and local house prices; 

•	 Include provision for the home to remain at an affordable price for future eligible households or, 

if these restrictions are lifted, for the subsidy to be recycled for alternative affordable housing 

provision.” 

5.11	 Within the definition of affordable housing there is also the distinction between social rented 

affordable rented, and intermediate housing. Social rented housing is defined as: 

“Rented housing owned and managed by local authorities and registered social landlords, for which 

guideline target rents are determined through the national rent regime. It may also include rented 

housing owned or managed by other persons and provided under equivalent rental arrangements to 

the above, as agreed with the local authority or with the Homes and Communities Agency as a 

condition of grant.” 

5.12	 Affordable rented housing is defined as: 

“Rented housing let by registered providers of social housing to households who are eligible for 

social rented housing. Affordable Rent is not subject to the national rent regime but is subject to 

other rent controls that require a rent of no more than 80 per cent of the local market rent.” 

5.13	 The definition of intermediate housing is shown below: 

“Intermediate affordable housing is ‘Housing at prices and rents above those of social rent, but 

below market price or rents. These can include shared equity products (e.g. HomeBuy), other low 

cost homes for sale and intermediate rent but does not include affordable rented housing.” 

5.14	 As part of our analysis in this report we have therefore studied the extent to which both social 

rented, intermediate housing and affordable rented housing can meet affordable housing need in 

Harrogate District. 

Local Prices & Rents 

5.15	 An important part of the SHMA is to establish the entry-level costs of housing to buy and rent – this 

data is then used in the assessment of the need for affordable housing. The affordable housing 

needs assessment compares prices and rents with the incomes of households to establish what 

proportion of households can meet their needs in the market, and what proportion require support 

and are thus defined as having an ‘affordable housing need.’ 
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difficult to have confidence that the register is able to define an underlying need. Many housing 

registers include households who might not have a need whilst there will be households in need 

who do not register (possibly due to being aware that they have little chance of being housed). For 

these reasons, the method linked to Census and other modelled data is preferred. It is however 

worth noting that in Harrogate District, the estimates of the number of households in unsuitable 

housing (through the data modelling) and the number on the Housing Register are very similar 

(1,886 vs. 1,992). 

Newly-Arising Need 

5.39	 To estimate newly-arising (projected future) need we have looked at two key groups of households 

based on the CLGs SHMA Guidance. These are: 

• Newly forming households; and 

• Existing households falling into need. 

Newly-Forming Households 

5.40	 For newly-forming households we have estimated (through our demographic modelling) the number 

of new households likely to form per annum over the 2014-35 period and then applied an 

affordability test. This has been undertaken by considering the changes in households in specific 

10-year age bands relative to numbers in the age band below 10 years previously to provide an 

estimate of gross household formation. This differs from numbers presented in the demographic 

projections which are for net household growth. The number of newly-forming households is limited 

to households forming who are aged under 45 – this is consistent with CLG guidance (from 2007) 

which notes that after age 45 headship (household formation) rates ‘plateau’. There may be a small 

number of household formations beyond age 45 (e.g. due to relationship breakdown) although the 

number is expected to be fairly small when compared with formation of younger households. 

5.41	 The estimates of gross new household formation have been based on outputs from our core 

demographic projection. In looking at the likely affordability of newly-forming households we have 

drawn on data from previous housing needs surveys (across a range of areas). This establishes 

that the average income of newly-forming households is around 84% of the figure for all households. 

This figure is remarkably consistent across areas (and is also consistent with analysis of English 

Housing Survey data at a national level). 

5.42	 We have therefore adjusted the overall household income data to reflect the lower average income 

for newly-forming households. The adjustments have been made by changing the distribution of 

income by bands such that average income level is 84% of the all household average. In doing this 

we are able to calculate the proportion of households unable to afford market housing without any 

form of subsidy (such as LHA/HB). Our assessment suggests that overall around 45% of newly-
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housing need shown in this study, the private rented sector is likely to continue to be used to some 

degree to make up for the shortfall of genuine affordable housing for the foreseeable future. 

5.58	 It is therefore reasonable to assume that the private rented sector will continue to meet some needs 

moving forward. However it should be recognised that the PRS does not provide secure tenancies 

and that standards within the sector may be lower than for social rented properties. Furthermore 

there are households with specific housing needs who may not be able to find suitable 

accommodation within the PRS. For these reasons the Council should continue to seek to provide 

as much affordable housing as is feasible on individual sites (subject to viability considerations). It 

should also consider how affordable housing delivery can be maximised. 

Understanding the Context to the Affordable Housing Needs Assessment 

5.59	 The affordable housing needs analysis concludes that there is a shortfall of 7,116 affordable homes 

over the period from 2014 to 2035 (339 per annum). However there are a number of things that 

need to be remembered in interpreting the affordable housing needs analysis. 

5.60	 The Basic Needs Assessment Model which has been used was designed specifically to identify 

whether there is a shortfall or surplus of affordable housing. The needs assessment therefore does 

not look at all housing needs, but specifically the needs of those who cannot afford market housing 

(assuming no more than 30% of households’ gross income is spent on housing costs). It assumes 

that all households are adequately housed in a home that they can afford. 

5.61	 The needs assessment is a ‘snapshot’ assessment at a point in time, which is affected by the 

differential between housing costs and incomes at that point; as well as the existing supply of 

affordable housing. In the case of Harrogate District, the stock of affordable housing (social rented) 

represents about 9% of the total number of households – this is notably below the equivalent figure 

for the Yorkshire and The Humber region (18%) and England (18%). This has affected the level of 

affordable housing need. The shortfall of affordable housing identified is therefore to some extent 

affected by past investment decisions (dating back at least to the middle of the last century). 

5.62	 Moreover, as the Basic Needs Assessment Model is designed to identify a shortfall of genuine 

affordable housing, it assumes that all households in ‘affordable housing need’ are housed in 

affordable homes (which includes provision that the home remains at an affordable price for future 

eligible households). 

5.63	 In reality, there are two key factors which need to be considered: 

•	 Many households defined as in affordable housing need may choose to spend more than 30% of 

their gross income on housing costs or may not actively seek an affordable home; and 
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•	 Some households defined as in affordable housing need are accommodated in the Private 

Rented Sector, supported by Local Housing Allowance. 

5.64	 It is estimated that there are currently around 3,100 Local Housing Allowance claimants housed in 

the Private Rented Sector with many more expected to be in this sector and paying more than 30% 

of their income on housing but not claiming Housing Benefit (for example a single person might 

need to see their housing costs get up to around 45%-50% of rent before getting Housing Benefit 

(although other benefits such as working tax credits will kick in below this level). 

5.65	 As the level of affordable housing need is very sensitive to differences between housing costs and 

incomes, changes in the difference between incomes and housing costs over time will affect the 

level of affordable housing need identified. 

5.66	 Given the current stock of affordable housing in the area, the funding mechanisms for delivery of 

new affordable housing and policies affecting sales of existing properties, it is unrealistic to assume 

that all households in affordable housing need will be provided with an affordable home. It is 

realistic to assume that the Private Rented Sector will continue to play an important role in meeting 

affordable housing need in the short-to-medium term. 

5.67	 Due to the role of the private rented sector in meeting affordable housing need there is no evidence 

of a significant shortfall in overall housing provision to meet local housing requirements over and 

above that shown by the demographic modelling and so no additional uplift is required to take 

account of affordable housing need. The Council should however seek to maximise the provision of 

affordable housing and in doing so may be able to reduce the reliance on the private rented sector 

moving forward. 

5.68	 In relating the affordable housing needs assessment to the demographic projections, it should be 

remembered that the figures are derived from different models which are not comparable with one 

another. The affordable housing needs modelling includes some existing households in 

accommodation within the calculation, who require alternative accommodation in terms of tenure/ 

cost; but who would release existing housing for other groups if they moved. 

Need for Different Types of Affordable Housing 

5.69	 Having studied housing costs, incomes and affordable housing need the next step is to make an 

estimate of the proportion of affordable housing need that should be met through provision of 

different housing products. We therefore use the income information presented earlier in this 

section to estimate the proportion of households who are likely to be able to afford intermediate 

housing and the number for whom only social or affordable rented housing will be affordable. There 

are three main types of affordable housing that can be studied in this analysis: 
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• Intermediate 

• Affordable rent 

• Social rent 

5.70	 Whilst the process of separating households into different income bands for analytical purposes is 

quite straightforward, this does not necessarily tell us what sort of affordable housing they might be 

able to afford or occupy. 

5.71	 For example a household with an income close to being able to afford market housing might be 

able to afford intermediate or affordable rent but may be prevented from accessing certain 

intermediate products (such as shared ownership) as they have insufficient savings to cover a 

deposit. Such a household might therefore be allocated to affordable rented or intermediate rented 

housing as the most suitable solution. 

5.72	 The distinction between social and affordable rented housing is also complex. Whilst rents for 

affordable rented housing would be expected to be higher than social rents, this does not 

necessarily mean that such a product would be reserved for households with a higher income. In 

reality, as long as the rent to be paid falls at or below LHA limits then it will be accessible to a range 

of households (many of whom will need to claim housing benefit). Local authorities’ tenancy 

strategies might set policies regarding the types of households which might be allocated affordable 

rented homes; and many authorities will seek to avoid where possible households having to claim 

higher levels of housing benefit. This however needs to be set against other factors, including 

viability and the availability of grant funding. Over the current spending period to 2015 grant funding 

is primarily available to support delivery of affordable rented homes. A significant level of affordable 

housing delivery is however through developer contributions (Section 106 Agreements). 

5.73	 For these reasons it is difficult to exactly pin down what proportion of additional affordable homes 

should be provided through different affordable tenure categories. In effect there is a degree of 

overlap between different affordable housing tenures, as the figure below shows. 
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Figure 35: Overlap between Affordable Housing Tenures 

5.74	 Given this overlap, for analytical purposes we have defined the following categories: 

•	 Households who can afford 80% or more of market rent levels (intermediate housing); 

•	 Households who would potentially be able to afford more than existing social rent levels but 

could not afford 80% of market rents (affordable rent); 

•	 Households who afford no more than existing social rent levels (or would require housing benefit, 

or an increased level of housing benefit to do so) (social rent). 

5.75	 The first of these categories would include equity-based intermediate products such as shared 

ownership and shared equity homes as well as intermediate rent. The latter two categories are both 

rented housing and in reality can be considered together (both likely to be provided by Registered 

Providers (or the Council) with some degree of subsidy). Additionally, both affordable rented and 

social rented housing is likely to be targeted at the same group of households; many of whom will 

be claiming Housing Benefit. For this reason the last two categories are considered together for the 

purposes of drawing conclusions. 

5.76	 We do not have detailed information on households’ savings. We have assumed that around two-

thirds of households with an income which would allow them to afford 80% or more of market rents 

would represent the potential market for equity-based intermediate products such as shared 

ownership and shared equity homes or intermediate rent with the remainder needing a rented 

product. 

5.77	 On the basis of the analysis carried out it would therefore be estimated that around a quarter of 

households in affordable need would be able to afford an equity stake of up to £80,000. The 

‘quarter’ is based on the analysis above which shows an intermediate need for 24% of affordable 
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5.84	 Overall, in the period from 2014 to 2035 a net deficit of 7,100 affordable homes is identified (339 

per annum). There is thus a requirement for new affordable housing and the Council should 

continue to seek to provide as much affordable housing as is feasible on individual sites (subject to 

viability considerations). 

5.85	 While a deficiency in affordable housing is identified, in practice some households who are unable 

to secure affordable housing are able to live within the Private Rented Sector supported by housing 

benefit. It seems likely that the Private Rented Sector will continue to play an important role in 

meeting affordable housing need. We have therefore not made an upward adjustment to the 

demographic assessment of need on the basis of affordable housing need. Provision of additional 

affordable housing will allow for the reliance on the private rented sector to be reduced over time. 

5.86	 Taking the gross numbers for affordable housing need and comparing this against the supply from 

relets of existing stock, the overall the analysis suggests around 24% of housing could be 

intermediate with the remaining 76% being either social or affordable rented. 
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6	 HOUSING MARKET DYNAMICS AND MARKET SIGNALS 

6.1	 The NPPF is clear that plans should take account of market signals, such as land prices and 

housing affordability (Paragraphs 17 and 158). The PPG clarifies this setting out that: 

“The housing need number suggested by household projections (the starting point) should be 

adjusted to reflect appropriate market signals, as well as other market indicators of the 

balance between the demand for and supply of dwellings. Prices or rents rising faster than 

the national/local average may well indicate particular market undersupply relative to 

demand.” 

6.2	 The PPG sets out that studies should assess house prices and rents, land values, affordability, 

rates of development as well as overcrowding, concealed and shared households. Appropriate 

comparisons should be made (in terms of absolute levels and rates of change) with trends in the 

HMA, similar areas and nationally. It sets out that: 

“A worsening trend in any of these indicators will require upward adjustment to planned 

housing numbers compared to ones based solely on household projections.” 

6.3	 In interrogating market signals we have sought to assess trends over the 2001-11 period, as this is 

the period from which household formation trends in the 2011-based Household Projections are 

derived. W e have also considered more recent trends and current performance, to assess whether 

there is a case for adjusting levels of housing provision (relative to those shown in the projections 

thus far). 

6.4	 We have sought to analyse the indicators identified in the PPG. However in our view it is important 

to understand the drivers behind what has been happening in the housing market in recent years. 

We therefore start off by providing an overview of macro-level dynamics. 

Macro-Economic Drivers of the Housing Market 

6.5	 Macro conditions have been a particular driver of housing markets nationally over recent years. 

Since the start of the credit crunch in 2007/8, the economy has gone through a long and deep 

economic recession, and subsequent slow recovery. The momentum of economic recovery is now 

improving with the UK economy out-performing many of its international peers. 
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Figure 37: Trends in Gross Mortgage Lending 

Source: Council for Mortgage Lenders 2013 

6.8	 This trend continues, with lending in Q1 and Q2 2014, according to the Council for Mortgage 

Lenders (CML) 29% up on Q1 and Q2 2013. W e have similarly seen a recovering trend in First-

Time Buyer (FTB) numbers, as Figure 38 shows. The level of savings required to buy a home 

remains a constraining factor; with average loan-to-value ratios standing in April 2014 at 80% (i.e. 

the average First-Time Buyer across the UK has a 20% deposit). 

6.9	 The improving situation has been further ratified by recently announced data from the Halifax. This 

showed that first time buyers increased by 24% in 2014 against the previous years. The level now 

stands at the highest rate (326,500 across the year) in seven years. 
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Figure 38: First-Time Buyer Numbers 

Source: Council for Mortgage Lenders 

6.10	 The typical first-time buyer income multiple in July 2014 was 3.27 times their gross income. Low 

mortgage interest rates have kept borrowers' payment burden low over recent years. 

6.11	 Market sales are also influenced by investment activity - that is properties bought to be rented 

privately. The buy-to-let sector continues to grow, with the Council for Mortgage Lenders indicating 

that the number of new buy-to-let loans in July 2014 was up 17% from June 2014 and up 41% on 

July 2013. However as with overall mortgage lending, overall buy-to-let lending remains below pre­

2007 levels. 
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Figure 39: Trends in Buy-to-Let Lending 

Source: Council for Mortgage Lenders 

6.12	 Relating this through to overall housing need, an increase in household formation rates for younger 

households over the longer-term will be influenced by the availability of mortgage finance (such as 

lending criteria and deposit requirements), interest rates, and housing costs relative to incomes. 

The evidence above clearly shows that the credit crunch and subsequent recession has had a 

significant impact on housing market activity, but that the situation is improving. 

6.13	 Greater regulation of the mortgage market may however restrict a return to the sorts of lending 

practices seen at the height of the previous market cycle prior to 2008; whilst in the short-term it 

seems likely that weak earnings growth will impact on affordability and thus moderate the pace of 

recovery in demand for market housing. 

House Prices Analysis 

6.14	 The average (mean) house price in Harrogate District (Jan 2013 – Apr 2014) was almost £270,000 

whilst the median price was significantly less at £220,000. Compared to wider local authority areas 

considered, average prices in Harrogate District were significantly higher (see Table 26). 
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6.18	 Since 2007, trends in house prices have understandably been very different - reflecting the 

economic backdrop. Harrogate District posted a significant fall in median prices from early 2008 to 

2009 at the onset of the recession, as was the case regionally and nationally. 

6.19	 House prices subsequently rose during 2009 and 2010 but have plateaued since. As of 2013 Q2, 

median house prices in Harrogate District were almost exactly the same as pre-recession levels (­

3%). By contrast Hambleton has shown a growth in prices of 5% over this period. 

Figure 41: Median House Price Trends by Local Authority, 2008-13 

Source: DCLG Live Tables: Land Registry Data 

6.20	 We have also analysed more recent house prices achieved over the 16 months from January 2013 

to April 2014 in more detail. This provides further understanding of the latest dynamics for different 

property types within Harrogate District and the wider comparators. 

6.21	 As can be seen in Figure 42 there is some variance in median house prices across Harrogate 

District and the wider comparators. There is a clear split in house prices with larger detached and 

semi-detached house prices in Harrogate District being significantly higher than equivalent prices in 

Hambleton and Leeds. In contrast the price of smaller terraced and flats also are more aligned 

between Harrogate District and the wider comparators across the sub-region with properties in 

Harrogate District and Hambleton being significantly higher than other areas. 
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Sales Volumes and Effective Demand 

6.23	 Sales volumes are an important indicator of effective demand for market housing. We have 

benchmarked sales performance against long-term trends to assess the relative demand for market 

homes for sale. Figure 44 benchmarks annual sales over the period 1996 to 2012 against the pre-

recession index. 

Figure 44: Indexed Analysis of Sales Trends, 1996 – 2012 

Source: DCLG Live Tables 

6.24	 The latest published data by CLG is for 2012. As illustrated sales volumes nationally experienced a 

significant drop between 2007 and 2008. Between 2008-12 the recovery in sales volumes has been 

very modest. The similarity between trends nationally, within the region and in Harrogate District 

highlights the influence of macro-economic dynamics on sales volumes at a local level. 

Rental Trends 

6.25	 Average rents in Harrogate District (£802 per calendar month (pcm)) are also significantly higher 

than the regional average (£535 pcm) and to a lesser extent the national average (£720 pcm). 

Median rents in the District (£575 pcm) although still higher than the regional (£480 pcm) average 

are actually lower than the national figure (£595 pcm). 

6.26	 As shown in Table 27, in comparison to Leeds, Median rents are lower in Harrogate District 

although the average (mean) rent is still significantly higher. There is general parity with Hambleton 
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6.28	 Over the last 4 years,
7 

average rental values in Harrogate District have grown by 8% while the 

median value has grown by 4%. During this period prices in Leeds have risen substantially by 33% 

and 14% respectively. By way of comparison, across England there has been a 4% rise over this 

period for both median and average values (see figure 46). 

Figure 46: Benchmarked Trend in Median Private Rents, 2011-2014 

Source: VOA Private Rental Data 

6.29	 Figure 47 shows trends in the number of rents recorded by the VOA, indexed against 2011 figures. 

This shows a 10% increase in the number of rental transactions in the District, which is in line with 

the trend across the County and slightly higher than the national figure. 

This is the longest period for which trend data is available at a local authority level 

GL Hearn	 Page 95 of 157 

7 



 

      

 

 
 
 

     

            

 

     

                   

    

   

                 

               

                

                  

               

        

                 

               

                

         

  

Strategic Housing Market Assessment, February 2015 

Figure 47: Trend in Private Rental Transactions, September 2011 to June 2014 

Source: VOA Private Rental Data 

6.30	 The significant growth in rental costs in Leeds coincided with a sharp decline in the number of rental 

transactions in the City. 

House Price-to-Income Ratios 

6.31	 In line with the PPG, we have considered evidence of affordability by looking specifically at the 

relationship between house prices and incomes. We have done this for both lower quartile values 

(which represent first time buyers and the bottom end of the market) and median values. 

6.32	 As shown in Figure 48, nationally, the ratio of lower quartile house prices to earnings peaked in 

2007. It fell modestly over the 2007-9 period. Affordability ratios have since plateaued with current 

affordability ratios lower than the 2007 peak. 

6.33	 Harrogate District follows this national trend, albeit at a higher level with a greater gap between 

lower quartile house prices and incomes in comparison to the wider comparators. By 2013 lower 

quartile house prices in the District stood at almost nine times lower quartile earnings – indicating 

quite notable affordability pressures for prospective younger buyers. 
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This has also resulted in strong growth in the private rented sector as households are being forced 

to rent longer or cannot secure alternative accommodation. 

6.36	 As illustrated in Figure 49, as a percentage of all properties those who own their house with a 

mortgage fell significantly between 2001 and 2011. Over this same period there has been a 

substantial growth in the private rented sector, although this trend was felt less in Harrogate District 

than in the rest of the Region and Country. 

Figure 49: Change in Households by Tenure, 2001-11 

Source: Census 2001 & 2011 

6.37	 Shared ownership grew by a very small amount in Harrogate District and in North Yorkshire. This 

was in line with the national trend. 

Housing Supply Trends 

6.38	 Data from the Council’s Annual Monitoring Reports (AMRs) has been used to provide an 

assessment of the historic housing delivery relative to housing targets in Harrogate District. This is 

illustrated in Figure 50 and shows that Harrogate District matched its housing targets for much of 

the time between 2004/5 and 2009/10. Housing targets for the District were influenced not just by 

evidence of housing need, but also constraint-based factors. 

6.39	 There was a sharp decrease in delivery in 2010/11 which has continued to 2013/14. Housing 

delivery over the last monitoring year shown in Figure 50 has been measured against a figure for 
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housing need to improve affordability over time, in line with the approach outlined in the Practice 

Guidance. 

6.50	 The PPG sets out that: 

“In areas where an upward adjustment [to the assessment of housing need] is required, plan 

makers should set this adjustment at a level that is reasonable. The more significant the 

affordability constraints (as reflected in rising prices and rents, and worsening affordability 

ratio) and the stronger other indicators of high demand (e.g. the differential between land 

prices), the larger the improvement in affordability needed and, therefore, the larger the 

additional supply response should be.” 

6.51	 The Guidance does not however set out how such an adjustment should be quantified. It simply 

sets out that it should be ‘reasonable.’ 

6.52	 To consider this issue further we have sought to use the demographic analysis to assess the 

degree to which household formation levels have been constrained for younger age groups, and 

what scale of adjustment to housing provision would be necessary for these to improve. 

6.53	 Taking account of the market signals analysis, we consider it would be prudent to adjust the 

assessed housing need upwards from the ‘starting point’ demographic projections for 419 homes 

per annum. The Part Return to Trend scenario for household formation provides a basis for this. 

6.54	 This projection sees a notable improvement in the household formation rates of people aged 25-34 

when compared with data in the 2011-based CLG projections and the 2008-based CLG projections 

modelled on a tracking basis. It models an increase in household formation for those in their 20s 

and 30s – consistent with an improvement in housing affordability. 

6.55	 Carrying out the projection on this basis suggests household growth of 483 per annum and a 

housing requirement for 507 additional homes per annum (once a vacancy allowance has been 

included) based on the 2012-based SNPP. This represents a 48% uplift on our start point (using 

2011-based headship rates) and is therefore considered to be a positive projection to develop, and 

one which will take account of uplifts required as a result of analysis of market signals. 

6.56	 Over the 21-year period from 2014 to 2035 this projection would represent 10,133 additional homes. 

It is however also important to consider whether the population growth will support the required 

increase in the workforce to meet employment growth trends/forecasts. This is carried out in the 

following section. 
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7	 ECONOMIC-LED HOUSING REQUIREMENTS 

7.1	 While Section 4 assessed demographic-led projections, this section looks at the need for additional 

housing on the basis of the economy. It should be noted from the outset that these projections are 

particularly sensitive to migration. 

7.2	 The PPG indicates that employment trends and forecasts should be considered as part of the 

assessment of housing need, setting out that: 

“Plan makers should make an assessment of the likely change in job numbers based on past 

trends and/or economic forecasts as appropriate and also having regard to the growth of the 

working age population in the housing market area. 

Where the supply of working age population that is economically active (labour force supply) 

is less than the projected job growth, this could result in unsustainable commuting patterns 

(depending on public transport accessibility or other sustainable options such as walking or 

cycling) and could reduce the resilience of local businesses. In such circumstances, plan 

makers will need to consider how the location of new housing or infrastructure development 

could help address these problems.” 

7.3	 In this section we consider how migration (in the future) might be influenced by future employment 

growth, recognising that people move home to access employment, as well as for other reasons. 

Econometric Forecasts 

7.4	 Harrogate Borough Council is concurrently undertaking updates to both the SHMA and ELR. GL 

Hearn has assessed economic forecasts from the Regional Econometric Model (REM) for Yorkshire 

and the Humber, which is maintained by Experian and the Regional Economic Intelligence Unit. 

The forecasts used are the Winter 2014 Baseline Economic Forecasts from the Model. By using 

this data within the SHMA we are attempting to align the two strategies. 

7.5	 The model takes account of: 

•	 Experian Econometric Forecasts from November 2014; 

•	 ONS 2012-based SNPP and 2013 Mid-Year Estimates; 

•	 Historical data principally to Q4 2012, but to Q1 2014 on some labour market indicators and 

workforce jobs at the regional level. 

7.6	 The model uses a top down approach to forecasting regional and local area performance. A core 

macroeconomic forecast is developed (e.g. for GDP growth for the UK) which is then disaggregated 

through Experian’s Sectoral Model to assess potential performance of different sectors. UK industry 

and household finance models then drive regional forecasts for economic output (GVA), 

employment, household income and expenditure which in turn drive the forecasts for individual local 

authorities. The model is more demand-led in the short-to-medium term, with supply-side factors 

influencing longer-term trends. 
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7.29	 It is reasonable that the level of housing provision necessary to support economic growth is higher 

than shown by the demographic projections. The economic evidence suggests that there was a 

notable imbalance between how the economy performed (in terms of growth in jobs) and the growth 

in the size of the workforce (in terms of labour supply) over the 2001-11 period. The REM model 

indicates that jobs grew by 15,600 over this period compared to a growth of 6,700 persons in the 

labour force. Jobs growth was supported by a notable change in commuting patterns, with an 

increase in in-commuting into the District. 

7.30	 The modelling undertaken is based on an assumption that, moving forwards, there is a better 

balance between growth in employment and that of the workforce within the District – with the two 

increasing in line with one another. 

7.31	 If housing provision at this level is not achieved, whilst a further growth in in-commuting might be 

possible, this would be influenced by economic performance in other areas from which people 

might commute to Harrogate District (including from Leeds, Hambleton and Richmondshire). There 

is a risk however that businesses experience recruitment problems, and that this constrains 

economic performance. Our analysis of the REM forecasts for labour demand set against the 

projected growth in labour supply based on the 2012-based SNPP shows that the economic 

forecasts provide an upside (suggesting a need for stronger migration) for authorities across the 

Leeds City Region. 
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into the sizes of property to be provided. The size of housing which households occupy relates 

more to their wealth and age than the number of people which they contain. 

8.5	 For example, there is no reason why a single person cannot buy (or choose to live in) a four 

bedroom home as long as they can afford it and hence projecting an increase in single person 

households does not automatically translate in to a need for smaller units. This issue is less 

relevant in the affordable sector (particularly since the introduction of the social sector size criteria) 

although there will still be some level of under-occupation moving forward with regard to older 

person and working households who may be able to continue to under-occupy their current homes. 

8.6	 The general methodology is to use the information derived in the projections about the number of 

household reference persons (HRPs) in each age and sex group and apply this to the profile of 

housing within these groups. The data for this analysis has been formed from a commissioned table 

by ONS (Table C1213 which provides relevant data for all local authorities in England) with data 

then calibrated to be consistent with 2011 Census data (e.g. about house sizes in different tenure 

groups). 

8.7	 Figure 54 shows an estimate of how the average number of bedrooms varies for different ages of 

HRP and different sexes by broad tenure group. In the market sector the average size of 

accommodation rises over time to typically reach a peak around the 45-49 age groups. In the 

affordable sector this peak appears earlier. After sizes peak, the average dwelling size decreases – 

possibly linked to some households down-sizing as they get older. It is also notable that the 

average size for affordable housing dwellings are lower than those for market housing whilst in 

market housing, male HRPs typically live in larger accommodation for all age groups (with no strong 

trend being seen in the affordable sector). 
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is reduced from these outputs with a commensurate increase in four or more bedroom homes also 

being appropriate. 

8.26	 There are thus a range of factors which are relevant in considering policies for the mix of affordable 

housing sought through development schemes. At the District level, the analysis would support 

policies for the mix of affordable housing of: 

• 1-bed properties: 40% 

• 2-bed properties: 35% 

• 3-bed properties: 20% 

• 4-bed properties: 5% 

8.27	 Our strategic conclusions recognise the role which delivery of larger family homes can play in 

releasing supply of smaller properties for other households; together with the limited flexibility which 

one-bed properties offer to changing household circumstances which feed through into higher 

turnover and management issues. 

8.28	 The need for affordable housing of different sizes will vary by area across the Borough and over 

time. In considering the mix of homes to be provided within specific development schemes, the 

information herein should be brought together with details of households currently on the Housing 

Register in the local area and the stock and turnover of existing properties. 

8.29	 In the market sector we would suggest a profile of housing that closely matches the outputs of the 

modelling. The recommendations take some account of the time period used for the modelling and 

the fact that the full impact of the ageing population will not be experienced in the short-term. In 

addition, as noted earlier, current constraints on mortgage finance are likely to suppress demand for 

smaller units in the short-term (particularly those which would normally have high demand from first-

time buyers). 

8.30	 The PPG suggests that plan makers should look at the household types, tenure and size in the 

current stock and in recent supply, and assess whether continuation of these trends would meet 

future needs. On the basis of these factors and those set out above we consider that the provision 

of market housing should be more explicitly focused on delivering smaller family housing for 

younger households. On this basis we would recommend the following mix of market housing be 

sought: 

• 1-bed properties: 10% 

• 2-bed properties: 45% 

• 3-bed properties: 40% 

• 4-bed properties: 5% 
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larger properties which can help to attract and retain family households in certain parts of the 

District. 
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9	 SPECIFIC GROUPS OF THE POPULATION 

9.1	 We have established overall housing requirements for different sizes of properties over the next 21­

years, however there can be specific groups within the population who require specialist housing 

solutions or for whom housing needs may differ from the wider population. These groups are 

considered within this section. 

9.2	 Estimates of household groups who have particular housing needs is a key output of the SHMA 

Guidance whilst the NPPF identifies that local planning authorities should plan for a mix of housing 

which takes account of the needs of different groups in the community. 

9.3	 The following key groups have been identified which may have housing needs which differ from 

those of the wider population: 

•	 Older Persons; 

•	 People with disabilities; 

•	 Black and Minority Ethnic (BME) households; 

•	 Households with children 

•	 Young people 

Housing Needs of Older People 

9.4	 The SHMA Guidance recognises the need to provide housing for older people as part of achieving 

a good mix of housing. A key driver of change in the housing market over the next 20-years or so is 

expected to be the growth in the population of older persons. 

9.5	 Indeed as population projections show, the number of older people is expected to increase 

significantly over the next few years. In this section we draw on a range of sources including our 

population projections, 2011 Census information and data from POPPI (Projecting Older People 

Population Information). 

9.6	 The context to older persons housing provision can be summarised as below: 

•	 A need to provide housing for older people as part of achieving a good mix of housing, but 

recognising that many older people are able to exercise choice and control over housing options 

– e.g. owner occupiers with equity in their homes; 

•	 Falling demand for residential care in some areas, and a rapidly rising average age of people 

living in sheltered housing and requiring higher levels of support. Many local authorities have 

struggled to contain expenditure on services for older people; 

•	 New models of enhanced and extra care housing have emerged. These aim to meet the needs 

of those who require high levels of care and support alongside those who are still generally able 

to care for themselves. These models often allow for changing circumstances in situ rather than 

requiring a move; and 
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9.26	 A mid-point of the two estimates would suggest a need for around 2,407 additional specialist units 

for older people which would represent about 23% of the overall housing need shown through 

demographic modelling. A figure of 2,407 represents about 115 dwellings per annum. Whilst there 

is no precedent for taking a midpoint of these figures we would consider that it is a reasonable and 

balanced approach. Continuing to model on the basis of the current stock may under-estimate 

needs given the low current stock; however moving to the national average may overstate the 

position (particularly if for example the current low level of provision is in part driven by a lower 

need/demand in the area). 

Types and tenures of specialist housing 

9.27	 Data earlier in this section has shown that older person households are relatively likely to live in 

outright owned accommodation. The information about current tenures can be used to estimate the 

amount of additional housing likely to be required in each of the market and affordable sectors. 

Looking at the data it is considered that around 70% of older person households would be able to 

afford a market solution – this figure is arbitrary but based on current levels of outright ownership 

and recognising stronger growth in single person households in the future (such households having 

lower levels of home ownership). 

9.28	 The figure below shows that using this proportion of home ownership along with the current supply 

of different tenures of specialist housing it would be expected that there is a need for around 1,944 

units of market specialist housing (81%) and 463 in the affordable sector (19%). 

9.29	 The analysis is not specific about the types of specialist housing that might be required; we would 

consider that decisions about mix should be taken at a local level taking account of specific needs 

and the current supply of different types of units available. There may also be the opportunity 

moving forward for different types of provision to be developed as well as the more traditional 

sheltered and Extra-Care housing. 

9.30	 Within the different models and assumptions made regarding the future need for specialist 

retirement housing (normally defined as a form of congregate housing designed exclusively for 

older people which usually offers some form of communal space, community alarm service and 

access to support and care if required), there may for example be an option to substitute some of 

this specialist provision with a mix of one and two bedroomed housing aimed to attract ‘early retired’ 

older people which could be designated as age specific or not. Such housing could be part of the 

general mix of one and two bedroom homes but built to Lifetime Homes standards in order to attract 

retired older people looking to ‘down size’ but perhaps not wanting to live in specialist retirement 

housing. 
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self-build. Some assist in the brokerage of individual building plots and this is part of our 

SHMA information gathering. The websites show very few opportunities for self-build 

within Harrogate District and those that are available or for conversion. In deed across 

Harrogate District less than 5 plots were being advertised. 

9.63	 Local estate agents tell us that they are rarely asked to sell plots within the District for self-

build. Those plots which do appear tend to be for single unit development. However most 

of the demand for plots are from small developers rather than self-build individuals. 

Overall the evidence suggest that this is currently a niche sector in the District. 

9.64	 From a development point of view, key issues with this market are associated with skills and 

risk: whist there may be notable number of people with an ‘interest’ in self-build, there is in 

some circumstances a significant financial outlay, risk and time-cost associated with self-

build. 

9.65	 We would expect most new delivery to be on small windfall sites; although there is some 

potential through policy to encourage developers of larger schemes to designate parts of 

these as plots available for custom build. However it is likely to be difficult to demonstrate 

concrete evidence of demand at a local level; albeit that local authorities could develop 

and maintain registers of those with an interest in doing so. 

9.66	 While the focus of Self-build is understandably for Market housing there are opportunities for 

delivery of affordable homes through this method. One example of this is the ‘Build!’ 

programme run by Cherwell District Council in Oxfordshire. 

9.67	 This programme offers individuals or interested groups the opportunity to come together to 

either build a new home, or to renovate and decorate an existing property. These 

properties are eventually available on a shared ownership or affordable rent tenure. In 

return for their labour participants would receive reduced purchase price or lower rental 

rates. The level of discount applied would reflect the individuals involvement in the build or 

renovation process. 

9.68	 In order for this to work in Harrogate District the Council would be required to make plots 

available that have secured detailed planning permission and set up a register for those 

interested in such a scheme. As well as delivering additional affordable homes the 

scheme would also achieve a number of other social achievements including training. 
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Service Families 

9.69	 From what we are aware there are three MOD bases within Harrogate District. One of these, 

Uniacke Barracks in Harrogate town, serves as a military school and is unlikely to impact upon the 

wider housing market. The second of these, Dishforth Airfield near Ripon is seeing its current 

occupiers move to Somerset in 2016, with new occupiers moving repatriating from a German MOD 

Barracks. The final one, Claro Barracks in Ripon, is earmarked for closure in 2017. Both the Claro 

and Dishforth changes may have some impact on the demand for housing from service families 

wishing to stay in the area. 

9.70	 Further to these there are a notable number of defence bases in areas which are in or close to the 

district and which may influence its housing market. These include: 

• Catterick Garrison; 

• Alanbrooke Barracks; 

• RAF Linton on Ouse; 

9.71	 Our research in other areas suggests that there is demand from service personnel for homes to 

buy; including for owner occupation and investment purchases. This has been recently supported 

by the Forces Home Ownership (Help-to-Buy) Scheme, however funding came to an end in March 

2014. 

Summary: Specific Groups of the Population 

9.72	 This section of the report has studied the housing circumstances of various different groups of the 

population. These are: 

• Older people 

• People with disabilities 

• The Black and Minority Ethnic population 

• Households with children (family households) 

• Young households 

9.73	 Older persons – the key challenge here will be to meet the needs of an ageing population with the 

number of people aged 65 and above expected to increase by 19,200 (56%) from 2014 to 2035. 

Demographic change is likely to see a requirement for additional levels of care/support along with 

provision of some specialist accommodation in both the market and affordable sectors – it is 

estimated that around 23% of new provision should be some form of specialist housing for older 

people (about a fifth of this to be in the affordable sector). 

9.74	 In terms of the tenure split analysis of the proportion of home ownership along with the current 

supply suggests the future need for specialist housing being delivered through 80% as market 

housing and 20% in the affordable sector. 
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9.75	 People with disabilities – the number of people with disabilities is closely related to the age of the 

population and many of the conclusions related to older persons are relevant for this group. 

Demographic projections suggest a 143% increase in the population aged over 85 from 2014 to 

2035 with Census data suggesting that 80% of this age group have some level of disability. 

9.76	 BME groups – the BME population of Harrogate District is relatively small in national terms. It has 

however grown significantly over the past decade. Characteristics of BME groups (including tenure 

profiles and occupancy patterns) suggest that such households may be disadvantaged in the 

housing market. Where possible the Council should provide advice to BME groups and in particular 

ensure that accommodation quality (particularly in the private rented sector) can meet the needs of 

such households which are disproportionately likely to contain children. 

9.77	 Family households – data about family households suggests that lone parents are particularly 

disadvantaged with a high reliance on rented housing. Projections suggest a small decrease in the 

number of children in the District over the next few years although if past trends are repeated there 

will be a notable increase in the number of lone parents. Again advice about housing options and 

maintaining a good quality of accommodation will be critical to ensure that such households’ needs 

are best met. 

9.78	 Young person households – young people (aged under 35) are important for any area due to the 

long-term economic potential they can bring. As with other groups there are some indications of this 

group being disadvantaged with a reliance on rented accommodation and high levels of 

unemployment. Given that the housing options for young people may be more limited than for other 

groups it will be important to monitor the accommodation quality – this will need to focus on HMOs 

given general trends of an increase in house sharing over time. 
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10	 SUMMARY AND CONCLUSIONS 

10.1	 This final section brings together the findings of the draft SHMA Report. It is structured to set out 

our conclusions in turn regarding the geography of the housing market area; the overall objectively 

assessed need for housing; and then findings relating to the need for different types of homes and 

the housing needs of specific segments of the population. 

Housing Market Area 

10.2	 The NPPF states that local planning authorities should use their evidence base to ensure Local 

Plans meet the full, objectively assessed needs for market and affordable housing in their “housing 

market area”. 

10.3	 The SHMA has considered housing market geographies, taking account of existing research and 

through analysis of differences in housing costs; as well as migration and commuting flows. The 

analysis highlights a complex set of relationships at play across the District; however, triangulation 

of the evidence converges upon the District being split across two different housing market areas. 

10.4	 The north of the District, including Ripon, falls within a wider North Yorkshire HMA, and relates 

strongly to Hambleton. The south of the District, which includes Harrogate town and Knaresborough 

is more closely related to, and falls within a Leeds HMA. The preparation of a SHMA for Harrogate 

District alone is appropriate given that the District sits across more than one HMA. Any cross 

boundary issues will be picked up under the well established Duty to Cooperate arrangements that 

exist between local authorities. 

10.5	 It is however important to recognise overlaps between other authorities and markets. Although 

weaker than the core relationships, there are identifiable and important functional interactions from 

parts of the District with other adjoining authorities particularly Richmondshire and the City of York. 

These reflect localised cross-boundary interactions in the northern and south-eastern parts of the 

District. 

10.6	 In the context of the Duty to Cooperate, these authorities have been engaged in strategic housing 

issues not only in the preparation of the SHMA but will also be engaged at the subsequent 

development of plan policies. 

10.7	 All of these authorities have been invited to be involved in the preparation of this SHMA report, with 

meetings held to discuss housing market geographies and cross-boundary interactions, 

th	 th 
methodology (10 of November) and to discuss emerging findings regarding housing need (13

January). See Appendix A for a list of those stakeholders invited to engage. 
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Overall Housing Need 

10.8	 The NPPF sets out that plans should be prepared on the basis of meeting full needs for market and 

affordable housing. The PPG sets out that the latest national projections should be seen as a 

starting point but that authorities may consider sensitivity testing projections in response to local 

circumstances and the latest demographic evidence. Demographics provide the starting point for 

assessing housing need. The PPG then sets out that consideration should be given as to whether 

the housing need should be increased in order to: 

•	 Support economic growth, based on interrogation of trends and forecast for future growth in 

employment; 

•	 Improve affordability, taking account of evidence from market signals and of the need for 

affordable housing. 

10.9	 In effect, the PPG approach recognises that demographic projections are influenced by what has 

happened in the past; and these further factors allow consideration of whether wider evidence 

suggests that there has been an imbalance between housing supply and demand, or whether in the 

future the evidence would suggest that housing provision needed to be increased. 

10.10	 The PPG is very clear that housing need refers to the need for both market and affordable housing, 

including taking account of the movement of people into the area. It is also clear that a SHMA 

should “leave aside” issues related to land supply, infrastructure, Green Belt and other constraints 

in identifying housing need – but clearly sets out that these factors are relevant in bringing evidence 

together through the plan-making process to identify policies for future housing provision i.e. a 

housing target. 

The Demographic “Starting Point” 

10.11	 The PPG emphasises the use of the latest official population and household projections as a 

starting point for assessing housing need, as these are based on nationally-consistent assumptions 

and methodology. 

10.12	 The latest official household projections are the 2011-based Household Projections published by 

Government in April 2013. These projections are ‘interim’ projections which project household 

growth between 2011-21. These projections estimate growth in households of 529 across the 

District (2011-21). 

10.13	 GL Hearn however does not consider that these projections provide a robust basis for considering 

future housing provision. They are based on ONS assumptions regarding future migration which 

have been superseded; and assumptions on household formation which are strongly influenced by 
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Considering Affordable Housing Need 

10.19	 The SHMA includes an assessment of the number of households each year who require some form 

of subsidy in meeting their housing needs. This is assessed using the Basic Needs Assessment 

Model and is a statutory requirement to support policies seeking affordable housing in new 

developments. 

10.20	 The SHMA analysis indicates that 339 additional households per year will require support in 

meeting their housing needs (using a 30% income threshold). This provides clear evidence of the 

need to increase the supply of affordable housing. However, it is not appropriate to directly compare 

the need identified in the analysis with the demographic projections – they are calculated in different 

ways. 

10.21	 Given current mechanisms for funding affordable housing provision, it is unlikely that it would be 

feasible to deliver sufficient overall housing provision to meet the affordable need in full. The reality 

is that many households with a need live in the Private Rented Sector and supplement their income 

with Housing Benefit; and that part of the assessed need for affordable housing reflects existing 

households who require alternative accommodation (such as larger homes or a different tenure of 

housing) than additional housing per se. 

10.22	 We have therefore not made an additional upwards adjustment to the demographic need 

specifically on the basis of delivering more affordable homes. 

Considering Market Signals 

10.23	 The report has then gone on to consider market signals. The NPPF
8 

sets out that plans should take 

account of market signals, such as land prices and housing affordability. The PPG clarifies this and 

outlines that: 

“the housing need number suggested by household projections (the starting point) should be 

adjusted to reflect appropriate market signals, as well as other market indicators of the balance of 

the demand for and supply of dwellings. Prices or rents rising faster than the national/ local average 

may well indicate particular market undersupply relative to demand.” 

10.24	 The SHMA evidence indicates that affordability pressures in Harrogate District are significant in 

comparison to the wider region. House prices are substantially above the Yorkshire and Humber 

average. Entry level house prices are around nine times the typical earnings of younger households 

compared to a ratio of 6.4 nationally. 

8 
CLG (2012) National Planning Policy Framework, Paragraph 17 
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10.25	 Over the 2001-11 decade, housing costs increased relative to earnings; whilst household formation 

and home ownership both fell. An increasing number of households have been living in rented 

accommodation, shared homes and with parents. There are 5,600 family households in the District 

which contain non-dependent children. This increased by 465 between 2001-11. 

10.26	 In circumstances such as these, where indicators point towards a supply-demand imbalance and 

worsening affordability, the PPG sets out that the identified housing need should be adjusted 

upwards to support an improvement in affordability. However, the Guidance does not however set 

out how such an adjustment should be quantified. It simply sets out that it should be ‘reasonable.’ 

10.27	 To assess an appropriate adjustment to the assessed housing need, GL Hearn has used the 

demographic analysis to assess the degree to which household formation levels have been 

constrained for younger age groups, and what scale of adjustment to housing provision would be 

necessary for these to improve. 

10.28	 The SHMA has considered the implication of returning the household formation rates of the 25-34 

age group back to those seen in the 2008- based household projections. We have done this 

through the modelling of a part-returning to trend in household formation which in effect models 

improving affordability for younger households. 

10.29	 These adjustments result in a housing need of up to 507 homes per annum. This reflects an 

increase on demographic-led projections of 98 dwellings per annum, a 23% increase. 

Considering Potential Economic Performance 

10.30	 Following the approach in the PPG, the demographic-based assessment set out above provides a 

baseline for housing need. The Guidance recommends that consideration is given to whether 

economic growth could result in a need for additional housing. 

10.31	 The NPPF clearly sets out that the assessment of, and strategies in local plans for, housing and 

employment need to be integrated with one another
9 
. The SHMA has considered the economic 

prospects of the District, as set out in Regional Econometric Model. 

10.32	 The SHMA seeks to model the relationship between jobs and homes. It models increasing 

employment rates, linked to an expectation that people will retire later and more women will work. It 

assumes that commuting patterns will remain stable in proportional terms. It also takes account of 

evidence that people may hold down more than one job. The modelling indicates that to support the 

forecast growth in employment, the following levels of housing provision would be needed: 

9 
CLG (2012) National Planning Policy Framework, Paragraph 158 

GL Hearn	 Page 149 of 157 





 

          

 

 
 
 

     

           

  

  

               

           

               

          

                

                 

               

                

                

             

              

              

              

   

     

     

                  

           

Strategic Housing Market Assessment, Summary: Specific Groups of the Population 

Figure 69: Conclusions on Full Objectively-Assessed Housing Need for Harrogate District, 

2014-35 

10.38	 Where development constraints influence the ability to meet housing need in full, we would 

recommend that any shortfall in housing provision is measured against the demographically-

assessed need (507 per annum) as in these circumstances it would be unlikely that affordability 

would improve; and housing provision could constrain economic growth. 

10.39	 In these circumstances, policies for economic growth would need to take into account the expected 

growth in the workforce. This represents what we would consider to be a minimum level of housing 

need, leaving aside at this stage any constraint-based factors - as the PPG requires. 

10.40	 This SHMA report considers housing need from 2014-35. Any shortfall in housing delivery prior to 

the 2014 starting point has been considered and taken into account in the adjustments made to 

derive the SHMA conclusions regarding the Objectively Assessed Need (OAN) for housing. 

10.41	 The conclusions will be reviewed in due course when Government publishes the 2012-based 

Household Projections. It will be necessary to critically review the household projections when they 

are released; including the appropriateness of the assumptions in them regarding future trends in 

household formation. 

Need for Different Types of Homes 

Conclusions on Housing Mix 

10.42	 In addition to considering the overall need for housing, the SHMA considers what types and sizes of 

homes – both market and affordable – will be needed. 
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Needs from Other Groups within the Population 

10.54	 According to local agents and websites specialising in identifying plots for self-build there is limited 

interest demand for self-build / custom-build in Harrogate District. However these should be 

monitored in case there are any significant changes to legislation which encourages such a supply. 

10.55	 We also recommend that the MOD should be engaged to understand the impact of planned barrack 

closures in and around the District and the need for housing families not wishing to relocate from 

the area.. 

10.56	 For all of the above groups, with the exception of residential care homes the need for these 

properties will be met as part of the general supply, they are not in addition to it. 

Monitoring and Review 

10.57	 Through a proactive monitoring process it will be possible to maintain and develop understanding of 

the housing market, building on the outcomes of the SHMA. It will allow the implementation of 

policies to be tailored to evolving circumstances and inform future policy development. 

10.58	 Long-term monitoring which addresses indicators of housing need, market signals relating to 

supply-demand balance, and the housing supply trajectory can inform future development and 

implementation of planning policies for housing provision. 
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APPENDIX A: List of Stakeholders Invited to the SHMA Workshops Held on 10 November 2014 and 13 
January 2015 to Discuss the SHMA Methodology and the Draft SHMA 

• Barnsley Council; 

• Bradford Metropolitan District Council; 

• Calderdale Council; 

• Craven District Council; 

• English Heritage; 

• Environment Agency; 

• Harrogate and Rural District Clinical Commissioning Group; 

• Hambleton District Council; 

• Highways Agency; 

• Homes and Communities Agency; 

• Kirklees Council; 

• Leeds City Council; 

• Leeds City Region Secretariat; 

• Leeds Coty Region LEP; 

• Local Nature Partnerships; 

• Network Rail; 

• Nidderdale AONB; 

• North Yorkshire County Council; 

• North Yorkshire and York LEP; 

• North York Moors National Park Authority; 

• Office of Rail Regulator; 

• Ryedale District Council; 

• Scarborough Borough Council; 

• Selby District Council; 

• Wakefield Council; 

• West Yorkshire Integrated Transport Authority; 

• York City Council; and 

• Yorkshire Dales National Park Authority. 
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APPENDIX B: Glossary of Terms 

• AMR – Annual Monitoring Report 

• ASHE- Annual Survey of Hours and Earnings 

• BME – Black Minority Ethnic. 

• BRMA- Broad Rental Market Area 

• BRES - Business Register and Employment Survey 

• CAGR - Compound Annual Growth Rates 

• CCHPR - Cambridge Centre for Housing & Planning Research 

• CIL - Community Infrastructure Levy 

• CLG- Communities and Local Government 

• CORE- COntinuous REcording of lettings and sales of social housing 

• CURDs - Centre for Advanced Urban Studies 

• DWP- Department for Work and Pensions 

• EHS - English Housing Survey 

• ELR – Employment Land Review 

• FTB – First Time Buyer 

• GLH – GL Hearn 

• HCA – Homes and Communities Agency 

• HMA – Housing Market Area 

• HMLR – Her Majesty’s Land Registry 

• HMO- Housing in Multiple Occupation 

• HRP – Household Reference Person 

• ILO- International Labour Organisation 

• JGC – Justin Gardner Consultancy 

• LEP- Local Economic Partnership 

• LFS- Labour Force Survey 

• LHA- Local Housing Allowance 

• LIN – Learning and Improvement Network 

• LPA - Local Planning Authorities 

• LTHPD - Long-Term Health Problem or Disability 

• MOD – Ministry of Defence 

• MYE – Mid Year Estimate 

• NOMIS - National Online Manpower Information System 

• NPPF- National Planning Policy Framework 

• OAN – Objectively Assessed Need 

• ONS- Office for National Statistics 

• P.A. – Per Annum 

• PAS – Planning Advisory Service 

• PCM – Per Calendar Month 

• POPPI - Projecting Older People Population Information 

• PPG – Planning Practice Guidance 

• PRS – Private Rental Sector 
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• REM - Regional Econometric Model 

• RP- Registered Provider 

• SHLAA - Strategic Housing Land Availability Assessment 

• SHMA - Strategic Housing Market Assessment 

• SNPP – Sub National Population Projections 

• TTWA – Travel to Work Area 

• VOA - Valuation Office Agency 
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	Limitations This document has been prepared for the stated objective and should not be used for any other purpose without the prior written authority of GL Hearn; we accept no responsibility or liability for the consequences of this document being used for a purpose other than for which it was commissioned. 
	1.. INTRODUCTION 
	1.. INTRODUCTION 
	1.1. GL Hearn (GLH) and Justin Gardner Consulting (JGC) have been commissioned by Harrogate Borough Council to develop a Strategic Housing Market Assessment (SHMA) for the District. The purpose of the SHMA is to develop a robust understanding of housing market dynamics, to provide an assessment of future needs for both market and affordable housing and the housing needs of different groups within the population. 
	1.2. The SHMA does not set housing targets. It provides an objective assessment of the need for housing, making no judgements regarding future policy decisions which the Council may take. Housing targets will be set in the Local Plan. These will need to be informed by the SHMA but will also take into account other factors such as local infrastructure capacity, housing land availability, viability, sustainability and the local ecology. 
	1.3. The SHMA responds to and is compliant with the requirements of both the National Planning Policy Framework (the NPPF)and the Planning Practice Guidance (PPG) published in March 2014. It provides assessment of the future need for housing, with the intention that this will inform future development of planning policies. According to the PPG, housing need: 
	1 
	2

	“refers to the scale and mix of housing and the range of tenures that is likely to be needed in the housing market area over the plan period – and should cater for the housing demand of the area and identify the scale of housing supply necessary to meet that demand.” 
	1.4. The PPG is clear that the SHMA should not apply constraints to the assessment of need, such as those relating to land supply, environmental constraints or infrastructure provision, although it is clear that these are relevant considerations in bringing together the range of evidence in the preparation of a local plan. 
	1.5. The SHMA provides specific evidence and analysis of the need for different sizes of homes, to inform policies on the mix of homes (both market and affordable). The SHMA also analyses the needs of specific groups, such as older people. 
	1.6. The SHMA covers Harrogate District. It updates and supersedes the previous North Yorkshire SHMA (2011) and takes account of more recent information, most notably the 2012 Sub-National Population Projections (SNPP) published by the Office for National Statistics (ONS) in May 2014. 
	CLG (March 2012) National Planning Policy Framework 
	CLG (March 2014) Planning Practice Guidance – Assessment of Housing and Economic Development Needs 
	1 
	1 

	2 
	2 

	National Planning Policy Framework and Guidance 
	National Planning Policy Framework and Guidance 
	1.7. The Coalition Government has reformed the policy framework for strategic planning, particularly on issues such as housing. Regional strategies have been revoked (The Yorkshire and Humber Planwas revoked in February 2013) and responsibility for planning on cross-boundary issues has been returned to local authorities. 
	3 

	1.8. The primary legislation to support this is the 2011 Localism Act which now imposes a ‘duty to cooperate’ on local authorities, requiring them to “engage constructively, actively and on an on­going basis” with the other authorities and relevant bodies. The Duty to Cooperate is applied as both a legal and soundness test to which development plans must comply. 
	1.9. National policies for plan-making are set out within the NPPF. This sets out key policies against which development plans will be assessed at examination and with which they must comply. 
	National Planning Policy Framework (NPPF) 
	1.10. The NPPF was published in March 2012. The Framework sets a presumption in favour of sustainable development whereby local plans should meet objectively assessed development needs, with sufficient flexibility to respond to rapid change, unless the adverse impacts of doing so would significantly or demonstrably outweigh the benefits or policies within the Framework indicate that development should be restricted. 
	1.11. The NPPF highlights the SHMA as a key piece of evidence in determining housing needs. Paragraph 159 in the Framework outlines that this should identify the scale and mix of housing and the range of tenures which 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; and 

	•. 
	•. 
	caters for housing demand and the scale of housing supply necessary to meet this demand. 


	1.12. This is reaffirmed in the NPPF in Paragraph 50. The SHMA is intended to be prepared for the housing market area, and include work and dialogue with neighbouring authorities where the Housing Market Area (HMA) crosses administrative boundaries. 
	1.13. Paragraph 181 sets out that Local Planning Authorities (LPAs) will be expected to demonstrate evidence of having effectively cooperated to plan for issues with cross-boundary impacts when their local plans are submitted for examining. This highlights the importance of collaborative working and 
	CLG (May 2008) 
	http://www.eastriding.gov.uk/corp-docs/forwardplanning/docs/rss/may08/rss.pdf 
	http://www.eastriding.gov.uk/corp-docs/forwardplanning/docs/rss/may08/rss.pdf 


	engaging constructively with neighbouring authorities, as required by Section 33A of the 2004 Planning and Compulsory Purchase Act, and ensuring that there is a robust audit trail showing joint working to meet the requirements of paragraph 181 of the NPPF. 
	1.14. Paragraph 158 of the NPPF also emphasises the alignment of the housing and economic evidence base and policy. Paragraph 17 in the NPPF reaffirms this, and outlines that planning should also take account of market signals, such as land prices and housing affordability. However it also makes clear that plans must be deliverable. 
	1.15. Harrogate Borough Council is concurrently undertaking updates to both the SHMA and Employment Land Review (ELR). We have used the job growth outputs of the ELR (taken from the Regional Econometric Model (REM)) in order to understand what the need for housing would be to align the expected job growth. 
	1.16. In regard to housing mix, the NPPF sets out that local authorities should plan for a mix of housing based on current and future demographic trends, market trends and the needs of different groups in the community. Local planning authorities should identify the size, type, tenure and range of housing that is required in particular locations reflecting local demand. Where a need for affordable housing is identified, authorities should set policies for meeting this need on site taking into consideration 
	1.17. In setting affordable housing targets, the NPPF states that to ensure a plan is deliverable, the sites and the scale of development identified in the plan should not be subject to a scale of obligations and policy burdens such that their ability to be developed is threatened and should support development throughout the economic cycle. The costs of requirements likely to be applied to development, including affordable housing requirements, contributions to infrastructure and other policies in the Plan
	1.18. The SHMA is intended to be brought together with evidence of land availability, from a Strategic Housing Land Availability Assessment (SHLAA). To increase housing supply, the NPPF proposes that Local Authorities should be required to maintain a 5 year supply of specific deliverable sites, and to bring forward an allowance of 5% to ensure choice and competition in the market for land (unless there is a persistent track record of under-delivery in which case a 20% buffer is to be 
	1.18. The SHMA is intended to be brought together with evidence of land availability, from a Strategic Housing Land Availability Assessment (SHLAA). To increase housing supply, the NPPF proposes that Local Authorities should be required to maintain a 5 year supply of specific deliverable sites, and to bring forward an allowance of 5% to ensure choice and competition in the market for land (unless there is a persistent track record of under-delivery in which case a 20% buffer is to be 
	included). These 5% and 20% buffers should be brought forward from the future housing supply rather than being added on top of them. 

	Planning Practice Guidance 
	1.19. The PPG was issued by Government in March 2014, The Guidance on ‘Assessment of Housing and Economic Development Needs’ is most relevant to this SHMA in that it provides clarity on how key elements of the NPPF should be interpreted, including the approach to deriving an objective assessment of need for housing. The approach in this report takes account of this Guidance. 
	1.20. The Guidance defines “need” as referring to ‘the scale and mix of housing and the range of tenures that is likely to be needed in the housing market area over the plan period – and should cater for the housing demand of the area and identify the scale of housing supply necessary to meet this need.” It sets out that the assessment of need should be realistic in taking account of the particular nature of that area (for example geographical constraints and the nature of the market area), and should be ba
	“plan makers should not apply constraints to the overall assessment of need, such as limitations imposed by the supply of land for new development, historical under performance, infrastructure or environmental constraints. However these considerations will need to be addressed when bringing evidence bases together to identify specific policies within development plans.” 
	1.21. The Guidance outlines that estimating future need is not an exact science and that there is no one methodological approach or dataset which will provide a definitive assessment of need. However, the starting point for establishing the need for housing should be the latest household projections published by the Department for Communities and Local Government (CLG). At the time of preparation of this report these the latest projections are the 2011-based ‘Interim’ Household Projections. It also outlines
	4
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	1.22. It sets out that there may be instances where these national projections require adjustment to take account of factors affecting local demography or household formation rates, in particular where there is evidence that household formation rates are or have been constrained by supply. It suggests that proportional adjustments should be made where the market signals point to supply being constrained relative to long-term trends or to other areas in order to improve affordability. 
	CLG (April 2013) 2011-based Interim Household Projections 
	ONS, 2012-based Subnational Population Projections for Local Authorities in England, 2014 
	1.23. Evidence of affordable housing needs is also relevant, with the Guidance suggesting that the total affordable housing need should be considered in the context of its likely delivery as a proportion of mixed market and affordable housing. In some instances it suggests this may provide a case for increasing the level of overall housing provision. 
	1.24. In regard to employment trends, the Guidance indicates that job growth trends and/or economic forecasts should be considered having regard to the growth in working-age population in the housing market area. It sets out that where the supply of working age population that is economically active (labour force supply) is less than the projected job growth, this could result in unsustainable commuting patterns (depending on public transport accessibility and other sustainable options such as walking and c
	1.25. The Guidance indicates that the assessment should consider the need for different types of housing and the needs of different groups, including family housing, housing for older people, and households with specific needs and those looking to build their own home. It sets out that the need for older persons’ housing should be broken down by tenure and type, and should include an assessment of need for residential institutions. 
	3 
	3 

	4 
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	Overview of the Approach to Deriving OAN 
	Overview of the Approach to Deriving OAN 
	1.26. Based on the above, the diagram below summarises the approach we have used to deriving conclusions regarding the Objectively-Assessed Need (OAN) for Housing. 
	Figure

	Report Structure 
	Report Structure 
	1.27 The remainder of the report is structured in the following way: 
	1.27 The remainder of the report is structured in the following way: 
	• 
	• 
	• 
	Chapter 2-Defining the Housing Market Area 

	• 
	• 
	Chapter 3-Characteristics of the Housing Market Area 

	• 
	• 
	Chapter 4-Assessing Overall Housing Need 

	• 
	• 
	Chapter 5-Affordable Housing Need 

	• 
	• 
	Chapter 6-Housing Market Dynamics and Market Signals 

	• 
	• 
	Chapter 7-Economic-Led Housing Requirements 

	• 
	• 
	Chapter 8-Requirements for Different Sizes of Homes 

	• 
	• 
	Chapter 9-Specific Groups of the Population 

	• 
	• 
	Chapter 10-Summary and Conclusions. 







	2. DEFINING THE HOUSING MARKET AREA 
	2. DEFINING THE HOUSING MARKET AREA 
	2.1. The NPPF states that local planning authorities should use their evidence base to ensure Local Plans meet the full, objectively assessed needs for market and affordable housing in their housing market area (HMA). 
	2.2. In simple terms, the HMA is a geographical area in which the majority of people who move, will move within. It reflects functional relationships between where people live and work. However, defining market areas is an inexact science and there is no single source of information that will clearly identify market areas. 
	2.3. The NPPF makes clear that in planning for housing provision, it is important to consider housing needs and dynamics across a HMA, with each area seeking to meet needs within it where possible. The PPG similarly highlights that needs should be assessed across the relevant functional area. The first question is therefore, what housing market area(s) does Harrogate fall within. 
	Approach to Defining Housing Market Areas 
	Approach to Defining Housing Market Areas 
	2.4. The PPG defines a housing market area as a geographical area defined by household demand and preferences for all types of housing, reflecting the key functional linkages between places where people live and work. 
	2.5. The Guidance indicates that local planning authorities can use a combination of approaches to identify relevant housing market areas, recognising that there is no single comprehensive source of information. The Guidance indicates three primary information sources: 
	•. 
	•. 
	•. 
	patterns of house prices and rates of change in house prices, which provides a 'market based' reflection of housing market boundaries; 

	•. 
	•. 
	population and household migration flows, which reflect the preferences and the trade-offs made when choosing housing with different characteristics; and 

	•. 
	•. 
	contextual data, such as travel to work areas, which reflects the spatial structure of the labour market and the functional relationships between places where people work and live. 


	2.6. The Planning Advisory Service’s Technical Advice Note on Objectively Assessed Need and Housing Targets (PAS, May 2014) suggests that a good starting point would be a top-down analysis, such as the national research on the Geography of HMAs, published by the CLG in 2010. The study, led by the Centre for Advanced Urban Studies (CURDS) at Newcastle University, sought to identify a consistent set of HMAs across England. However, this study is based on 2001 data. The PAS paper also states that it “should be
	2.7. Our approach therefore in the remainder of this section is to review the existing evidence and provide an update to it using more contemporary data in order to define a HMA(s) for Harrogate District. 

	Existing Research to Define Housing Market Areas 
	Existing Research to Define Housing Market Areas 
	2.8. There has been a considerable body of technical work and analysis undertaken to define HMAs across the country. This work adopts a range of different technical approaches, which to some extent reflect the different spatial characteristics of housing markets in different areas; but more probably reflect the weight which is attached to different factors such as migration and travel to work patterns, and variations in house prices. 
	National Research 
	2.9. The CLG published national level research on the Geography of Housing Market Areas in 2010 which sought to consider the geographies of housing markets across England. This academic-driven project considered commuting and migration dynamics, and standardised house prices. This was brought together to define housing markets across England, as follows: 
	• 
	• 
	• 
	Strategic (Framework) Housing Markets – based on 77.5% commuting self-containment; 

	• 
	• 
	Local Housing Market Areas – based on 50% migration self-containment; and 

	• 
	• 
	Sub-Markets – which would be defined based on neighbourhood factors and house types. 


	2.10. The two-tier structure (strategic/local) in the CLG research (which is mapped and analysed) is useful at disaggregating strategic housing market areas which are generally for modelling of issues such as affordability; whilst the more local housing market areas are of greater relevance in considering issues relating to local market dynamics and supply-demand balance. However, the practicalities of using each must be considered depending on location, particularly in more urban areas. 
	2.11. The CLG research defines the market areas in two further ways. The first is a ‘gold-standard’ which is based on an aggregation of ward areas and therefore is more detailed than the second definition the ‘silver–standard’. The ‘silver-standard’ definitions are comprised of local authority areas. For plan making purposes the silver-standard is perhaps a more practical basis for defining a housing market area – not least as demographic projections are not published below local authority level. 
	Strategic Housing Market Areas 
	2.12. At a ‘gold-standard’ the CLG research defines parts of Harrogate District as falling within the Leeds and Northallerton Strategic HMA. The Leeds HMA extends to eight different local authority areas including all of Leeds and Wakefield local authorities. The Northallerton HMA includes the northern part of Harrogate District, together with most of Hambleton and all of Richmondshire. 
	Figure 2: Gold Standard CLG-defined Strategic HMAs 
	Figure
	Source: CLG, 2010 
	2.13. By this definition the majority of the land mass and population of Harrogate District, including Harrogate town falls within the Leeds HMA. The northern part of the District, including Ripon, is contained within the Northallerton HMA. 
	2.14. The ‘silver-standard’ Strategic HMAs (based on local authority boundaries) acknowledges this and includes Harrogate as within the Leeds HMA along with W akefield, Kirklees and Leeds City local authority areas. 
	2.15. Three other Strategic HMAs are also defined in close proximity to Harrogate District. Based on local authority groupings, the Bradford HMA covers Craven, Bradford and Calderdale to the west. To the north the Northallerton HMA covers Richmondshire and Hambleton and to the east the York HMA covers York and Selby local authority areas. 
	Local Housing Market Areas 
	2.16. Within the Strategic HMAs, the CLG study also defined a number of local housing market areas (LHMAs). Those in and around Harrogate District have been mapped in Figure 3. It should be noted that these are based on 2001 Census analysis. 
	Figure 3: CLG-defined Local Housing Market Areas 
	Figure
	Source: CURDS, 2010 
	2.17. The most relevant CLG defined local HMAs to the study, is the Harrogate LHMA. This covers the vast majority of Harrogate District, including Harrogate town. It also extends to the north east of Leeds City and parts of Selby. 
	2.18. The Northallerton LHMA once again covers the northern part of Harrogate including Ripon and extends into the central part of Hambleton and Richmondshire. The York LHMA also covers a small part of Harrogate District east of Knaresborough. 
	Single Tier Housing Market Areas 
	2.19. The CLG research also takes forward the ‘silver-standard’ to a series of single tier authorities. In this regard, Harrogate is located within the wider Harrogate HMA alongside Richmondshire. Hambleton falls into a Middlesbrough-focused HMA and the Leeds HMA is comprised of Leeds and Wakefield (see Figure 4). 
	Figure 4: Silver Standard Housing Market Area 
	Figure
	Source: CURDS, 2010 
	2.20. According to the CLG, this definition is considered to be inferior to the two-tier definition; although it is the preferred approach by Peter Brett Associates in the PAS Report. 
	Regional Research 
	2.21. A regional study was undertaken by DTZ for the Yorkshire and Humber Assembly and Homes and Communities Agency (HCA) in 2006. The aim of this study was to define housing market areas across the region; these were subsequently incorporated into the Yorkshire and Humber Plan. The DTZ study identified a total of 14 housing markets across the region. Harrogate town was identified as being within the Leeds sub-regional HMA, with Knaresborough also identified as being on the 
	2.21. A regional study was undertaken by DTZ for the Yorkshire and Humber Assembly and Homes and Communities Agency (HCA) in 2006. The aim of this study was to define housing market areas across the region; these were subsequently incorporated into the Yorkshire and Humber Plan. The DTZ study identified a total of 14 housing markets across the region. Harrogate town was identified as being within the Leeds sub-regional HMA, with Knaresborough also identified as being on the 
	edge of this area. The work also identified a local market which covers both Harrogate and Knaresborough. 

	Figure 5: Housing Market Areas in Yorkshire and Humberside (DTZ) 
	Figure
	Source: DTZ Pieda, 2006 
	2.22. In the north of the District, Ripon is identified as having its own local housing market and is also defined as part of the Central North Yorkshire character area which also includes Thirsk, Northallerton and Richmond. 
	2.23. The DTZ work usefully identifies areas of convergence and overlap, recognising that whilst certain groupings of authorities share the strongest relationships, functional interactions also exist with peripheral areas. The Leeds sub regional market overlaps with the Harrogate local market area as well as the Bradford, Dewsbury-Batley, and Wakefield sub-regional housing market areas, demonstrating the complex relationships in the area. 
	Leeds City Region 
	2.24. The Leeds City Region Planning Portfolio Group also produced a paper named “Understanding the cross boundary impacts of housing markets and jointly planning housing provision in these areas” which reviewed the Housing Market areas in the wider sub-region. 
	2.25. For Harrogate District the report identified quite a complex relationship with adjoining districts stating that “Bradford, Leeds and York all exhibiting a clear relationship with the (Harrogate) District”. The report also suggested that there was a potential for a shared market with North Leeds in the Harrogate, Knaresborough and their immediate hinterland. It also noted that the south east of the district was more closely linked with York city. 
	Summary of Existing Research 
	2.26. The national and regional research presents a somewhat inconsistent picture on the relevant housing market areas with a number of potential market areas and overlaps at play. However, there is some consistency in that both identify a Leeds focussed market which operates across the southern part of Harrogate district. There is also some consistency in analysis showing the north of the district being more closely linked with Hambleton and Richmondshire. 
	2.27. The PAS Advice Note supports the identification of a ‘best fit’ of local authority boundaries to functional housing market areas for practical reasons. Generally we would support this, not least because a good deal of the data needed to support development of a SHMA (including demographic projections) is principally available at a local authority level, with more local level data ‘patchy.’ However, in large areas such as Harrogate district it is not always possible to identify a single market operatin
	2.28. As well as the historic definitions we have also reviewed more recent data including flow data (migration and commuting) from the 2011 census, as well as house price data taken from the CLG and Land Registry. This allows us to determine the most appropriate housing market(s) for the District using more contemporary data. 

	House Prices and House Price Trends 
	House Prices and House Price Trends 
	2.29. As the PPG suggests, house price patterns and trends are a useful indicator of demand dynamics and pricing levels in different areas. This kind of market approach has some merit – clearly for areas or authorities to be serving the same market area, there must be some broad comparability and relationship between house prices. 
	2.30. To begin with, we consider median house prices at local authority level. This provides us with an initial high level indication of areas with comparable or diverging house prices. We have considered prices for all the local authorities in North Yorkshire as well as Leeds. We have also reviewed the 
	Figure
	Figure
	Figure 7: Weighted Average Price of Semi-detached and Terraced Property Sales 
	Figure
	Source: HMLR, 2014 
	2.39. More modest house prices are seen in the north west and west of Harrogate District. This indicates an alignment with those immediately adjoining areas of Richmondshire and Craven districts. 
	Summary of Price and Price Trend Analysis 
	2.40. The analysis of current house prices provide some market based indication of integration between the markets of Harrogate District and Hambleton and to a lesser extent Richmondshire. Significantly there is also a clear local integration with the northern (suburban) parts of Leeds City. In house price change terms, there is some correlation between all the authorities reflecting the wider macro dynamics. 
	2.41. On the basis of house price dynamics alone and drawing boundaries at a local authority level, we would consider a HMA based on Harrogate and Hambleton local authorities with a possible inclusion of Richmondshire. However functional relationships also need to be considered, and are addressed next. 
	Figure
	Figure 8: Gross Weighted Migration Flows (2011) 
	Figure
	Source: ONS, 2011 
	2.47. We have examined the dynamics of the net flow of people to and from Harrogate District , the results of which are illustrated in Figure 9 and Table 3. This data clearly shows a flow of people out of Leeds, and to a lesser extent Bradford, in to Harrogate District. After these areas the net inflows become largely insignificant. 
	2.48. Across UK cities there is typically a net out-migration from the City (which has a younger population and attracts migrants from across the UK and internationally) to the immediately surrounding areas. This is partly related to family life cycles and lifestyle. W ith Leeds we would therefore expect a strong flow into both Harrogate District and Selby as the only non-urban local authorities bordering the City. 
	Figure
	Summary of Migration Flow Analysis 
	2.50. Migration patterns clearly confirm the strength of the relationship between Harrogate District and Leeds and Harrogate District and Hambleton with significant gross flows between the authorities. More widely however, Leeds shares other notable relationships, particularly with Wakefield but also to a lesser extent the other West Yorkshire authorities. This suggests to some degree that the City is a focal point for migration activity in the sub-region. 
	2.51. Migratory patterns to the east of the District are also complex with York sharing small but notable migration flows with Harrogate District ; but also stronger flows to/from Selby and East Riding. 

	Analysing Commuting Patterns 
	Analysing Commuting Patterns 
	2.52. Commuting flows provide important evidence of the functional relationships between various authorities. The PPG directs planning authorities to consider commuting flows as a source of contextual information about the spatial dynamics of the local labour market. These dynamics will somewhat influence search patterns and location choices within the housing market. 
	Travel to Work Areas 
	2.53. The first source to consider is the 2001 Travel to Work Areas as drawn from the 2001 census data and analysed by the ONS. Travel to work (TTWA) areas are the smallest areas that can be defined in which two thirds of the population live and work. These are therefore, useful in defining HMA areas. They provide a useful starting point as they offer national coverage and comparability; however, the data is somewhat outdated. 
	2.54. As shown in Figure 10, Harrogate District is covered by the Harrogate and Ripon 2001 TTWA which broadly reflects the District’s boundary. This suggests a relatively strong degree of self-containment of workforce in 2001. 
	Figure
	2.56. Again there is a particularly notable relationship between Harrogate District and Leeds with more than 15,000 people per day travelling in either direction. Based on economic drivers, there is again a strong rationale for the two falling within the same market. 
	2.57. However, we can see that Leeds as the major regional driver actually has a relatively strong influence across a number of the authorities; again reaffirming that the city is somewhat of a focal point for employment driven movements. 
	2.58. By mapping the external commuting patterns (see Figure 11) it is obvious that Leeds draws a large number of people from the southern end of Harrogate District with no notable flows from the north of Harrogate District. This also reflects in part the rail links into the city from Harrogate town and the surrounding villages. 
	Figure
	Figure 11: Travel to Work Patterns (2011) 
	Figure 11: Travel to Work Patterns (2011) 


	Source: ONS, 2011 
	2.59. There are also some smaller but notable flows to and from Knaresborough to York and from Ripon to Thirsk. Also notable is the number of commuters coming into the District from Hambleton and to a lesser extent Richmondshire. These particularly flow into Ripon from Thirsk, Leeming and Leyburn. There are also small but notable flows from York and North Leeds to Harrogate town. 
	2.60. Across the authorities we have analysed the 2011 commuting data to identify levels of self-containment. Harrogate District provides employment to 45,408 of its 63,831 residents. This equates to a relatively high resident self-containment of 71.1% i.e. the percentage of people remaining in the District to Work. Looking at the self-containment of the District’s 64,936 jobs, with 45,408 going to local residents this equates to 69.9% self-containment. 
	Summary of Commuting Flow Analysis 
	2.61. Commuting flows again indicate a relatively complex pattern of relationships across the sub region with labour markets within authorities seemingly integrating to different degrees at different spatial levels. 
	2.62. There is once again clear confirmation of the strong functional interactions between Leeds and the wider sub-region including a notable influence in the southern part of Harrogate District. However, we also identify Ripon as the focus of another strong source/destination relationship, particularly with other authorities to the North. 
	2.63. Looking at Harrogate District as a whole, there is a greater concentration of population in the south of the District and, reflecting this, a stronger relationship with Leeds than with Hambleton and Richmondshire as a whole. 

	Drawing the HMA Analysis Together 
	Drawing the HMA Analysis Together 
	2.64. There is no single source of information for defining a housing market area and many housing market areas overlap. In line with the PPG, we have analysed three key data sources: house price trends and dynamics, commuting flows and migration patterns. This has allowed us to define the extent of the relevant housing market area for Harrogate District . 
	2.65. There are clearly a complex set of relationships across the District; however, the balance of evidence across all three clearly demonstrate a significant integration between Harrogate District and Leeds; and to a lesser extent Harrogate District and Hambleton. 
	2.66. There are also lesser but notable links with both York and Richmondshire, although these are likely to reflect more local cross-boundary interactions at the periphery of the Districts. 
	2.67. In market-terms (as reflected in the house price analysis) the relationship between Harrogate District and Hambleton is by far the strongest of the authorities analysed. In behavioural terms (shown by migration and commuting flow analysis) the closest links are with Leeds. 
	2.68. In our view, the triangulation of the sources strongly supports defining Harrogate District as falling within two housing market areas -one linked to Leeds covering the south of the District and one linked to Hambleton (and wider North Yorkshire) in the north of the District. 
	2.69. It is however important to recognise overlaps between authorities and markets in this area. The southern settlements and villages of Richmondshire and central Hambleton in particular are likely to have quite a strong relationship to Ripon. Similarly York’s influence is likely to extend into the eastern periphery of Harrogate District around Knaresborough. The wider parts of these local authorities may not align quite so closely. 
	2.70. In the context of the Duty to Cooperate, the authorities outlined above with close links to Harrogate District should be and have been engaged with on strategic housing issues not only in the preparation of the SHMA but also the subsequent development of plan policies. 
	2.71. The boundaries of housing market areas will always be permeable to a certain degree. Engagement has been sought with the neighbouring authorities principally in relation to the methodology, but also on Housing Market Geographies and our initial findings. A list of those who have been consulted with is outlined in Appendix A. 
	Figure
	Source: ONS Mid-Year Population Estimates 
	3.4. Figure 13 shows the population growth over the 2003-2013 period. It is indexed relative to the population of each area in 2003. This shows that the population of Harrogate District has grown by just over 4% over this 10 year period, which is lower than growth in Yorkshire and Humber (6%) and England (7%). It is the recent five year trends (based on 2006/7-2012) which are projected forward in the 2012 –based SNPP which includes that decline since 2011. 
	Figure
	Figure 13: Benchmarking Population Growth, 2003-13 
	Figure 13: Benchmarking Population Growth, 2003-13 


	Source: ONS Mid-Year Population Estimates 

	Age Structure 
	Age Structure 
	3.5. Population growth and housing need are influenced not just by the growth of the population, but by the population structure. Harrogate District’s population structure differs slightly from that of Yorkshire and Humber as a whole. There is a higher percentage of the population in each of the 5 year age bands over 40, with the difference between Harrogate District and the national average increasing with age. 
	3.6. The District also has a noticeably low proportion of people in the 20 – 40 age brackets. Leeds, as a City and university town, has, as expected, significantly higher percentage of people aged 20 to 24. 
	Figure

	Ethnicity 
	Ethnicity 
	3.8. The ethnic composition of Harrogate District’s population is similar to that seen across Yorkshire and Humber; both are less ethnically diverse than England as a whole. The majority (90%) of the population of Harrogate District in 2011 is identified as White British. This compares to 86% across Yorkshire and Humber and 82% across England. 
	Figure
	Figure 15: Ethnicity, 2011 
	Figure 15: Ethnicity, 2011 


	Source: 2011 Census 
	3.9. Other than White British, 4% of the population of Harrogate District is identified as White Other. This includes Irish and Eastern European people. Asian or Asian British residents account for 2% of the population and Chinese for 2.3%; aside from these two no other BME group accounts for over 1%. 

	Labour Market Characteristics 
	Labour Market Characteristics 
	3.10. In Section 7 we consider the inter-relationship between the economy and housing market. This is influenced in part by labour market characteristics, including the proportion of people in work and how the population structure is expected to change over time. This section of the report sets the baseline for that analysis. 
	Figure
	Figure
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	Figure
	Figure 21: Selected Household types as a percentage of all households, 2011 
	Figure 21: Selected Household types as a percentage of all households, 2011 


	Source: Census 2011 
	3.21. Between 2001 and 2011 the number of households in Harrogate District has grown by 4,092, equivalent to 6.5% growth. By comparison, Yorkshire and Humber saw a 7.7% increase in households and England saw a 7.9% increase over this period. This is consistent with lower overall population growth in Harrogate District. 
	3.22. Harrogate District has seen an overall increase in the number of single person households between 2001-11 (21%). Yorkshire and Humber as a region has seen an increase of 11.5% and England as a whole 8.3%. 
	3.23. When compared to the increase in the number of households this shows a trend towards single person households across the country as well as in Harrogate District. This trend has been seen nationally as traditional household structures become less common. In Harrogate District the stronger growth is influenced by the age structure of the population – and growth in older, single person households. 
	3.24. As shown in Figure 22 the wider county and region there has been a significant increase in the number of families with non-dependent children – an increase of 465 over the decade. This indicates that children are living with their parents longer and are not able to form their own households. 
	Figure
	Figure 22: Change in Households by Type, 2001-2011 
	Figure 22: Change in Households by Type, 2001-2011 


	Source: Census 2011 
	3.25. Although as a percentage there was a significant decline in the number of all student households in Harrogate District, this actually reflects a very small number of households. 

	Housing Stock and Supply Trends 
	Housing Stock and Supply Trends 
	3.26. Census data can be used to provide a detailed breakdown of the housing stock by tenure type. Owner occupation is the most common tenure type in Harrogate District accounting for 73.1% of households in 2011. 
	3.27. The Private Rental Sector (PRS) accounts for 15% of households, and social rented 3%. By comparison, across England 64% of households are homeowners, the Private Rented Sector accounts for 17%, and the social rented sector 18%. This highlights both significant home ownership and low rental levels in the District in comparison to the wider region. This is potentially driven by a low number of social rental properties in the district rather than low demand. 
	Figure
	Figure
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	4. ASSESSING OVERALL HOUSING NEED 
	4. ASSESSING OVERALL HOUSING NEED 
	Introduction 
	Introduction 
	4.1. The analysis carried out follows the requirements of the NPPF and the more recent (March 2014) PPG on Assessment of Housing and Economic Development Needs. The PPG effectively describes a process whereby the latest population and household projections are a starting point; and a number of “tests” then need to be considered to examine whether it is appropriate to consider an upward adjustment to housing provision. These are: 
	•. 
	•. 
	•. 
	Is there evidence that household formation rates in the projections have been constrained? Do market signals point to a need to increase housing supply? 

	•. 
	•. 
	How do the demographic projections ‘sit’ with the affordable housing needs evidence, and should housing supply be increased to meet affordable needs? 

	•. 
	•. 
	What do economic forecasts say about job growth? Is there evidence that an increase in housing numbers would be needed to support this? 


	4.2. In this section consideration is given to demographic evidence of housing need. The analysis begins by looking at the most recent household projections published by CLG before moving on to consider more recent population projection information to form a view about the most appropriate scenario for Harrogate District. To convert population into households the concept of headship rates is used and we have again studied recent data about household formation rates by age to form a view about the most appro
	4.3. The core projections in this section look at housing needs in the period from 2014 to 2035. This is to align with the Council’s emerging Local Plan. At the time of writing population data was only available for a 2013 base (from ONS mid-year population estimates) and so to provide a baseline start point for 2014 this information has been rolled forward using data underpinning the ONS 2012­based SNPP (for 2012-13). To establish a baseline of households, information has been drawn from the 2011-based CLG
	4.4. Edge Analytics have also been carrying out population/household projections for Harrogate District (as part of a wider project covering the whole Leeds City Region). The approach used by Edge is virtually identical to that used in the SHMA (in terms of the methodology for developing population and household projections) and outputs can be expected to confirm those within the SHMA. As part of this project, GL Hearn have also sought to assist in the alignment of evidence across the wider sub-region throu
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	4.13. The data above suggests that projected population growth is on the low side when compared with past trends (both over a short-and longer-term). It is important to consider the reasons for this from a demographic perspective and therefore assess whether there is a case based on the data to uplift the figures for the purposes of demographic modelling. To do this we need to consider the key components of population change – these are natural change (births minus deaths) and migration. 

	Migration 
	Migration 
	4.14. We can consider migration in more detail and the table below shows estimated levels of migration by component (in-or out-migration) as well as the type of migration (internal and international). Averages have been provided for a number of different periods for the purposes of comparison. These are: 
	•. 
	•. 
	•. 
	2012-based SNPP – this is the average level of migration which would have fed into the 2012­based SNPP and uses the average over the past five years for internal migration and the past six years for international 

	•. 
	•. 
	2013-based SNPP – this looks at what the figures would have been if a 2013-based SNPP were developed (it should be noted that there is not expected to be a 2013-based version with the next release expected to be 2014-based) 

	•. 
	•. 
	2001-13 – this looks at long-term averages covering the 12-year period to 2013. This is the longest period of time for which a reasonable time series is available. 


	4.15. The data shows that in the period feeding into the 2012-based SNPP there was an average net migration of 494 people per annum; almost entirely due to internal migration (people moving from one part of the country to another). If data is rolled forward for a further year (to include 2012-13 data and to exclude data from an earlier part of the period studied) then the level of migration decreases to just 310 per annum. Were a longer-term period to be used (2001-13) then the figure averages 424 per annum
	Figure
	Figure
	widely used Household Reference Person (HRP)). Four different scenarios for headship rates have been developed to provide a range of outputs. These are described below: 
	Scenario 1 -Extending the 2011-based household projection headship rates 
	4.21. For the purposes of this analysis the start point is data contained in the 2011-based CLG household projections about the relationship between the total population in an age group and the number of household reference persons (HRPs) in that age group. Because the 2011-based CLG household projections only go up to 2021, it has been necessary to make assumptions for the remainder of the projection period. To do this changes have been projected on a linear basis based on the last five years of data in th
	Scenario 2 -Tracking 2008-based household formation rates 
	4.22. Whilst the 2011-based CLG household projections contain headship rates based on trends from 2001 to 2011 it is also necessary to consider the extent to which household formation may have been constrained by housing market factors such as the difficulty in obtaining mortgage finance. Such a check is required by the PPG which says: 
	‘local planning authorities should take a view based on available evidence of the extent to 
	which household formation rates are or have been constrained’ 
	4.23. A second scenario has therefore been developed which draws on headship rates in the earlier (2008-based) CLG household projections. These are based principally on long-term trends shown between the 1971 and 2001 Censuses. 
	4.24. This scenario assumes that household formation rates do not continue to diverge from the previous trend but that the long term trend tracks the 2008-based trend taking account of the extent that the headship rates in the 2011-based projections were above or below the 2008-based projection at the start of the projection period. In effect, this scenario assumes that there is a permanent correction moving forwards and that the factors that have driven changes in household formation rates in the past re-a
	Scenario 3 – Blended headship rates 
	4.25. The third scenario uses information from both the 2011-and 2008-based CLG household projections. The 2011-based rates are assumed to hold true until 2021 (the end date of these projections) and rates are assumed to track 2008-based figures thereafter. 
	4.26. This methodology is consistent with that accepted by a number of inspectors at Local Plan Inquires 
	4.26. This methodology is consistent with that accepted by a number of inspectors at Local Plan Inquires 
	(e.g. South W orcestershire, Derbyshire Dales). In the case of Derbyshire Dales the inspector described this approach as ‘blended’ hence the title used for the scenario. A quote from Derbyshire Dales is as below: 
	‘With the recovering economic situation it would be prudent to assume that the low 2011 headship rates are unlikely to remain in place over the whole plan period. It would be sensible to work on the basis that the household formation rate will gradually return to higher levels as the economy recovers. I therefore consider that a “blended” rate that assumes the 2011 rate until 2020 and the higher 2008 rate thereafter is appropriate. 
	Whilst this may be a relatively unsophisticated approach, it is a practical one in the light of the uncertainties about future household formation rates’. 
	Scenario 4 – Part-return to trend 
	4.27. The final scenario seeks to understand the degree of suppression of household formation in the local housing market and take account of evidence of affordability issues (including market signals). There is clear evidence in Harrogate District of affordability pressures and suppressed household formation in the recent past, with the average household size in 2011 being somewhat above the level projected in earlier (2008-based) CLG household projections (which were developed from trends in a comparative
	4.28. Despite there being some evidence through analysis of average household sizes of suppression it is not entirely clear to what extent this is due to households being unable to form and how much might be due to other factors. A September 2013 study produced by the Cambridge Centre for Housing & Planning Research (CCHPR) on behalf of the Town & Country Planning Association does shed some light on this issue, stating: 
	“The central question for the household projection is whether what happened in 2001 – 11 was a structural break from a 40-year trend; or whether household formation was forced downwards by economic and housing market pressures that are likely to ease with time. At the time of the 2011 Census, the British economy was still in recession and the housing market was depressed. The working assumption in this study is that a considerable part but not all of the 375,000 shortfall of households relative to trend was
	4.29. We have used this to derive a scenario for how household formation rates might improve through positive planning. On the basis of this analysis it can broadly be suggested that half of the lack of expected households is due to market factors with roughly half attributable to other issues (notably international migration). To look at how this is relevant to Harrogate District, analysis has been carried out to look at the growth in the BME population relative to the growth seen nationally to see 
	Figure
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	CORE CONCLUSION – HOUSEHOLD FORMATION (HEADSHIP) RATES 
	The analysis shows that average household sizes have departed from long-term trends in the 2008-based projections. However, this seems likely to be at least in part due to changes in the population profile of the District (an increase in BME communities which have different household structures). Moving forward however, both the 2011-and 2008-based CLG projections would expect household sizes to start to fall. By using a figure which is a mid-point between these two methodologies we have a reasonable starti


	Initial Conclusions from the Demographic Analysis 
	Initial Conclusions from the Demographic Analysis 
	4.39. The initial assessment of housing need based on demographic trends has been based on an assessment process which interrogates demographic information under a range of different scenarios and thus provides recommendations about what might be a reasonable starting point for considering housing need. The methodology follows the series of steps set out in PPG of March 2014. The projections cover the period from 2014 to 2035. 
	4.40. The analysis begins by looking at the most recent nationally published projections – these are the 2011-based ‘interim’ projections from CLG which cover the period from 2011 to 2021. This projection suggests household growth of 529 per annum across the District (2014-21). It should however be noted that this figure was based on now out-of-date ONS ‘interim’ population projections. 
	4.41. The next stage of the process was to consider more up-to-date population information (in the form of the 2012-based subnational population projections (SNPP) and the 2013 midyear population estimates). Overall, the analysis supports the 2012-based SNPP as being broadly reasonable as a demographic projection. When comparing future growth with past trends this projection suggests a lower level of population growth although this can be explained by a reduction in natural change over time – the migration 
	4.42. The next step was to consider household formation rates. A number of headship rate scenarios were modelled, starting with one using data in the 2011-based CLG household projections. This suggested a housing need for 343 dwellings per annum and can be considered as the start point for analysis as per the PPG. A further set of headship rates which tracked the 2008-based household formation rates and re-based them to 2013 was also used on the basis of reflecting pre­recessionary household formation rates
	4.43. Taking a mid-point between these two approaches is a reasonable and justifiable approach to assessing the demographic-need of the District. This results in a need for 419 dwellings per annum which translates to an overall need of 8,800 dwellings for the plan period. While this is an appropriate starting point for assessing the demographic need, in the following three sections of the report we investigate, in line with the NPPF, whether an additional uplift on the basis of affordable housing need, impr


	5. AFFORDABLE HOUSING NEED 
	5. AFFORDABLE HOUSING NEED 
	Introduction 
	Introduction 
	5.1. In this section we discuss levels of affordable housing need in Harrogate District. Affordable housing need is defined in SHMA guidance as the quantity of housing required for households who are unable to access suitable housing without financial assistance. These households will be eligible for affordable housing. Affordable housing is defined in the NPPF Framework as social rented, affordable rented and intermediate housing provided to eligible households whose needs are not met by the market. 
	5.2. Government guidance on SHMAs sets out a model for assessing affordable housing need (known as the Basic Needs Assessment Model). This model has been retained in the PPG of March 2014 and is used herein. The analysis is based on secondary data sources. It draws on a number of sources of information including 2011 Census data, demographic projections, house prices/rents and income information. 
	5.3. The affordable housing needs model is based largely on housing market conditions (and particularly the relationship of housing costs and incomes) at a particular point in time – the time of the assessment – as well as the existing supply of affordable housing (through relets of current stock) which can be used to meet affordable housing need. On this basis, estimates of affordable housing need are provided in this section for the twenty-one year period between 2014 and 2035. 

	Key Definitions 
	Key Definitions 
	5.4. We begin by setting out key definitions relating to affordable housing need, affordability and affordable housing. 
	Affordable housing need 
	5.5. Affordable housing need is defined as the number of households who lack their own housing or who live in unsuitable housing and who cannot afford to meet their housing needs in the market. 
	Newly-Arising Need 
	5.6. Newly-arising (or future) need is a measure of the number of households who are expected to have an affordable housing need at some point in the future. In this assessment we have used trend data from the DCLG Continuous Recording of Lettings and Sales in Social Housing in England website CoRe along with demographic projections about the number of new households forming (along with affordability data) to estimate future needs. 
	Supply of Affordable Housing 
	5.7. An estimate of the likely future supply of affordable housing is also made (drawing on secondary data sources about past lettings). The future supply of affordable housing is subtracted from the newly-arising need to make an assessment of the net future need for affordable housing. 
	Affordability 
	5.8. Affordability is assessed by comparing household incomes, based on income data modelled using a number of sources including CACI, The Annual Survey of Hours and Earnings (ASHE), the English Housing Survey (EHS) and ONS data, against the cost of suitable market housing (to either buy or rent). Separate tests are applied for home ownership and private renting (in line with the SHMA Guidance) and are summarised below: 
	A.. Assessing whether a household can afford home ownership: A household is considered able to afford to buy a home if it costs 3.5 times the gross household income – CLG guidance suggests using different measures for households with multiple incomes (2.9×) and those with a single income (3.5×), however (partly due to data availability) we have only used a 3.5 times multiplier for analysis. In practical terms it makes little difference to the analysis due to the inclusion of a rental test (below) which tend
	B.. Assessing whether a household can afford market renting: A household is considered able to afford market rented housing in cases where the rent payable would constitute no more than 30% of gross income. CLG guidance suggests that 25% of income is a reasonable start point but suggests that a higher figure could be used. A review of SHMAs carried out across the Country suggests that 30% has been established as the benchmark figure to be used in such assessments. Analysis has also been carried out to test 
	5.9. It should be recognised that in assessing affordable housing need using secondary sources there is a lack of information available regarding households’ existing savings. This is a key factor in affecting the ability of young households to purchase housing particularly in the current market context where a deposit of at least 10% is typically required for the more attractive mortgage deals. The ‘help to buy’ scheme is likely to be making some improvements in access to the owner-occupied sector although
	Affordable Housing 
	5.10. The NPPF provides the definition of affordable housing (as used in this report). The following is taken from Annex 2 of NPPF. 
	“Affordable housing includes social rented, affordable rented and intermediate housing, provided to specified eligible households whose needs are not met by the market. Affordable housing should: 
	•. 
	•. 
	•. 
	Meet the needs of eligible households including availability at a cost low enough for them to afford, determined with regard to local incomes and local house prices; 

	•. 
	•. 
	Include provision for the home to remain at an affordable price for future eligible households or, if these restrictions are lifted, for the subsidy to be recycled for alternative affordable housing provision.” 


	5.11. Within the definition of affordable housing there is also the distinction between social rented affordable rented, and intermediate housing. Social rented housing is defined as: 
	“Rented housing owned and managed by local authorities and registered social landlords, for which guideline target rents are determined through the national rent regime. It may also include rented housing owned or managed by other persons and provided under equivalent rental arrangements to the above, as agreed with the local authority or with the Homes and Communities Agency as a condition of grant.” 
	5.12. Affordable rented housing is defined as: 
	5.12. Affordable rented housing is defined as: 
	“Rented housing let by registered providers of social housing to households who are eligible for social rented housing. Affordable Rent is not subject to the national rent regime but is subject to other rent controls that require a rent of no more than 80 per cent of the local market rent.” 

	5.13. The definition of intermediate housing is shown below: 
	5.13. The definition of intermediate housing is shown below: 
	“Intermediate affordable housing is ‘Housing at prices and rents above those of social rent, but below market price or rents. These can include shared equity products (e.g. HomeBuy), other low cost homes for sale and intermediate rent but does not include affordable rented housing.” 
	5.14. As part of our analysis in this report we have therefore studied the extent to which both social rented, intermediate housing and affordable rented housing can meet affordable housing need in Harrogate District. 


	Local Prices & Rents 
	Local Prices & Rents 
	5.15. An important part of the SHMA is to establish the entry-level costs of housing to buy and rent – this data is then used in the assessment of the need for affordable housing. The affordable housing needs assessment compares prices and rents with the incomes of households to establish what proportion of households can meet their needs in the market, and what proportion require support and are thus defined as having an ‘affordable housing need.’ 
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	difficult to have confidence that the register is able to define an underlying need. Many housing registers include households who might not have a need whilst there will be households in need who do not register (possibly due to being aware that they have little chance of being housed). For these reasons, the method linked to Census and other modelled data is preferred. It is however worth noting that in Harrogate District, the estimates of the number of households in unsuitable housing (through the data m
	Newly-Arising Need 
	5.39. To estimate newly-arising (projected future) need we have looked at two key groups of households based on the CLGs SHMA Guidance. These are: 
	• 
	• 
	• 
	Newly forming households; and 

	• 
	• 
	Existing households falling into need. 


	Newly-Forming Households 
	5.40. For newly-forming households we have estimated (through our demographic modelling) the number of new households likely to form per annum over the 2014-35 period and then applied an affordability test. This has been undertaken by considering the changes in households in specific 10-year age bands relative to numbers in the age band below 10 years previously to provide an estimate of gross household formation. This differs from numbers presented in the demographic projections which are for net household
	5.41. The estimates of gross new household formation have been based on outputs from our core demographic projection. In looking at the likely affordability of newly-forming households we have drawn on data from previous housing needs surveys (across a range of areas). This establishes that the average income of newly-forming households is around 84% of the figure for all households. This figure is remarkably consistent across areas (and is also consistent with analysis of English Housing Survey data at a n
	5.42. We have therefore adjusted the overall household income data to reflect the lower average income for newly-forming households. The adjustments have been made by changing the distribution of income by bands such that average income level is 84% of the all household average. In doing this we are able to calculate the proportion of households unable to afford market housing without any form of subsidy (such as LHA/HB). Our assessment suggests that overall around 45% of newly-
	Figure
	Figure
	Figure
	Figure
	housing need shown in this study, the private rented sector is likely to continue to be used to some degree to make up for the shortfall of genuine affordable housing for the foreseeable future. 
	5.58. It is therefore reasonable to assume that the private rented sector will continue to meet some needs moving forward. However it should be recognised that the PRS does not provide secure tenancies and that standards within the sector may be lower than for social rented properties. Furthermore there are households with specific housing needs who may not be able to find suitable accommodation within the PRS. For these reasons the Council should continue to seek to provide as much affordable housing as is
	Understanding the Context to the Affordable Housing Needs Assessment 
	5.59. The affordable housing needs analysis concludes that there is a shortfall of 7,116 affordable homes over the period from 2014 to 2035 (339 per annum). However there are a number of things that need to be remembered in interpreting the affordable housing needs analysis. 
	5.60. The Basic Needs Assessment Model which has been used was designed specifically to identify whether there is a shortfall or surplus of affordable housing. The needs assessment therefore does not look at all housing needs, but specifically the needs of those who cannot afford market housing (assuming no more than 30% of households’ gross income is spent on housing costs). It assumes that all households are adequately housed in a home that they can afford. 
	5.61. The needs assessment is a ‘snapshot’ assessment at a point in time, which is affected by the differential between housing costs and incomes at that point; as well as the existing supply of affordable housing. In the case of Harrogate District, the stock of affordable housing (social rented) represents about 9% of the total number of households – this is notably below the equivalent figure for the Yorkshire and The Humber region (18%) and England (18%). This has affected the level of affordable housing
	5.62. Moreover, as the Basic Needs Assessment Model is designed to identify a shortfall of genuine affordable housing, it assumes that all households in ‘affordable housing need’ are housed in affordable homes (which includes provision that the home remains at an affordable price for future eligible households). 
	5.63. In reality, there are two key factors which need to be considered: 
	5.63. In reality, there are two key factors which need to be considered: 
	•. 
	•. 
	•. 
	Many households defined as in affordable housing need may choose to spend more than 30% of their gross income on housing costs or may not actively seek an affordable home; and 

	•. 
	•. 
	Some households defined as in affordable housing need are accommodated in the Private Rented Sector, supported by Local Housing Allowance. 


	5.64. It is estimated that there are currently around 3,100 Local Housing Allowance claimants housed in the Private Rented Sector with many more expected to be in this sector and paying more than 30% of their income on housing but not claiming Housing Benefit (for example a single person might need to see their housing costs get up to around 45%-50% of rent before getting Housing Benefit (although other benefits such as working tax credits will kick in below this level). 
	5.65. As the level of affordable housing need is very sensitive to differences between housing costs and incomes, changes in the difference between incomes and housing costs over time will affect the level of affordable housing need identified. 
	5.66. Given the current stock of affordable housing in the area, the funding mechanisms for delivery of new affordable housing and policies affecting sales of existing properties, it is unrealistic to assume that all households in affordable housing need will be provided with an affordable home. It is realistic to assume that the Private Rented Sector will continue to play an important role in meeting affordable housing need in the short-to-medium term. 
	5.67. Due to the role of the private rented sector in meeting affordable housing need there is no evidence of a significant shortfall in overall housing provision to meet local housing requirements over and above that shown by the demographic modelling and so no additional uplift is required to take account of affordable housing need. The Council should however seek to maximise the provision of affordable housing and in doing so may be able to reduce the reliance on the private rented sector moving forward.
	5.68. In relating the affordable housing needs assessment to the demographic projections, it should be remembered that the figures are derived from different models which are not comparable with one another. The affordable housing needs modelling includes some existing households in accommodation within the calculation, who require alternative accommodation in terms of tenure/ cost; but who would release existing housing for other groups if they moved. 
	Need for Different Types of Affordable Housing 
	5.69. Having studied housing costs, incomes and affordable housing need the next step is to make an estimate of the proportion of affordable housing need that should be met through provision of different housing products. We therefore use the income information presented earlier in this section to estimate the proportion of households who are likely to be able to afford intermediate housing and the number for whom only social or affordable rented housing will be affordable. There are three main types of aff
	• 
	• 
	• 
	Intermediate 

	• 
	• 
	Affordable rent 

	• 
	• 
	Social rent 


	5.70. Whilst the process of separating households into different income bands for analytical purposes is quite straightforward, this does not necessarily tell us what sort of affordable housing they might be able to afford or occupy. 
	5.71. For example a household with an income close to being able to afford market housing might be able to afford intermediate or affordable rent but may be prevented from accessing certain intermediate products (such as shared ownership) as they have insufficient savings to cover a deposit. Such a household might therefore be allocated to affordable rented or intermediate rented housing as the most suitable solution. 
	5.72. The distinction between social and affordable rented housing is also complex. Whilst rents for affordable rented housing would be expected to be higher than social rents, this does not necessarily mean that such a product would be reserved for households with a higher income. In reality, as long as the rent to be paid falls at or below LHA limits then it will be accessible to a range of households (many of whom will need to claim housing benefit). Local authorities’ tenancy strategies might set polici
	5.73. For these reasons it is difficult to exactly pin down what proportion of additional affordable homes should be provided through different affordable tenure categories. In effect there is a degree of overlap between different affordable housing tenures, as the figure below shows. 
	Figure
	Figure 35: Overlap between Affordable Housing Tenures 
	Figure 35: Overlap between Affordable Housing Tenures 



	5.74. Given this overlap, for analytical purposes we have defined the following categories: 
	5.74. Given this overlap, for analytical purposes we have defined the following categories: 
	•. 
	•. 
	•. 
	Households who can afford 80% or more of market rent levels (intermediate housing); 

	•. 
	•. 
	Households who would potentially be able to afford more than existing social rent levels but could not afford 80% of market rents (affordable rent); 

	•. 
	•. 
	Households who afford no more than existing social rent levels (or would require housing benefit, or an increased level of housing benefit to do so) (social rent). 


	5.75. The first of these categories would include equity-based intermediate products such as shared ownership and shared equity homes as well as intermediate rent. The latter two categories are both rented housing and in reality can be considered together (both likely to be provided by Registered Providers (or the Council) with some degree of subsidy). Additionally, both affordable rented and social rented housing is likely to be targeted at the same group of households; many of whom will be claiming Housin
	5.76. We do not have detailed information on households’ savings. We have assumed that around two-thirds of households with an income which would allow them to afford 80% or more of market rents would represent the potential market for equity-based intermediate products such as shared ownership and shared equity homes or intermediate rent with the remainder needing a rented product. 
	5.77. On the basis of the analysis carried out it would therefore be estimated that around a quarter of households in affordable need would be able to afford an equity stake of up to £80,000. The ‘quarter’ is based on the analysis above which shows an intermediate need for 24% of affordable 
	Figure
	Figure
	5.84. Overall, in the period from 2014 to 2035 a net deficit of 7,100 affordable homes is identified (339 per annum). There is thus a requirement for new affordable housing and the Council should continue to seek to provide as much affordable housing as is feasible on individual sites (subject to viability considerations). 
	5.85. While a deficiency in affordable housing is identified, in practice some households who are unable to secure affordable housing are able to live within the Private Rented Sector supported by housing benefit. It seems likely that the Private Rented Sector will continue to play an important role in meeting affordable housing need. We have therefore not made an upward adjustment to the demographic assessment of need on the basis of affordable housing need. Provision of additional affordable housing will 
	5.86. Taking the gross numbers for affordable housing need and comparing this against the supply from relets of existing stock, the overall the analysis suggests around 24% of housing could be intermediate with the remaining 76% being either social or affordable rented. 



	6. HOUSING MARKET DYNAMICS AND MARKET SIGNALS 
	6. HOUSING MARKET DYNAMICS AND MARKET SIGNALS 
	6.1. The NPPF is clear that plans should take account of market signals, such as land prices and housing affordability (Paragraphs 17 and 158). The PPG clarifies this setting out that: 
	“The housing need number suggested by household projections (the starting point) should be adjusted to reflect appropriate market signals, as well as other market indicators of the balance between the demand for and supply of dwellings. Prices or rents rising faster than the national/local average may well indicate particular market undersupply relative to demand.” 
	6.2. The PPG sets out that studies should assess house prices and rents, land values, affordability, rates of development as well as overcrowding, concealed and shared households. Appropriate comparisons should be made (in terms of absolute levels and rates of change) with trends in the HMA, similar areas and nationally. It sets out that: 
	“A worsening trend in any of these indicators will require upward adjustment to planned housing numbers compared to ones based solely on household projections.” 
	6.3. In interrogating market signals we have sought to assess trends over the 2001-11 period, as this is the period from which household formation trends in the 2011-based Household Projections are derived. W e have also considered more recent trends and current performance, to assess whether there is a case for adjusting levels of housing provision (relative to those shown in the projections thus far). 
	6.4. We have sought to analyse the indicators identified in the PPG. However in our view it is important to understand the drivers behind what has been happening in the housing market in recent years. We therefore start off by providing an overview of macro-level dynamics. 
	Macro-Economic Drivers of the Housing Market 
	Macro-Economic Drivers of the Housing Market 
	6.5. Macro conditions have been a particular driver of housing markets nationally over recent years. Since the start of the credit crunch in 2007/8, the economy has gone through a long and deep economic recession, and subsequent slow recovery. The momentum of economic recovery is now improving with the UK economy out-performing many of its international peers. 
	Figure
	Figure
	Figure 37: Trends in Gross Mortgage Lending 
	Figure 37: Trends in Gross Mortgage Lending 


	Source: Council for Mortgage Lenders 2013 
	6.8. This trend continues, with lending in Q1 and Q2 2014, according to the Council for Mortgage Lenders (CML) 29% up on Q1 and Q2 2013. W e have similarly seen a recovering trend in First-Time Buyer (FTB) numbers, as Figure 38 shows. The level of savings required to buy a home remains a constraining factor; with average loan-to-value ratios standing in April 2014 at 80% (i.e. the average First-Time Buyer across the UK has a 20% deposit). 
	6.9. The improving situation has been further ratified by recently announced data from the Halifax. This showed that first time buyers increased by 24% in 2014 against the previous years. The level now stands at the highest rate (326,500 across the year) in seven years. 
	Figure
	Figure 38: First-Time Buyer Numbers 
	Figure 38: First-Time Buyer Numbers 


	Source: Council for Mortgage Lenders 
	6.10. The typical first-time buyer income multiple in July 2014 was 3.27 times their gross income. Low mortgage interest rates have kept borrowers' payment burden low over recent years. 
	6.11. Market sales are also influenced by investment activity -that is properties bought to be rented privately. The buy-to-let sector continues to grow, with the Council for Mortgage Lenders indicating that the number of new buy-to-let loans in July 2014 was up 17% from June 2014 and up 41% on July 2013. However as with overall mortgage lending, overall buy-to-let lending remains below pre­2007 levels. 
	Figure
	Figure 39: Trends in Buy-to-Let Lending 
	Figure 39: Trends in Buy-to-Let Lending 


	Source: Council for Mortgage Lenders 
	6.12. Relating this through to overall housing need, an increase in household formation rates for younger households over the longer-term will be influenced by the availability of mortgage finance (such as lending criteria and deposit requirements), interest rates, and housing costs relative to incomes. The evidence above clearly shows that the credit crunch and subsequent recession has had a significant impact on housing market activity, but that the situation is improving. 
	6.13. Greater regulation of the mortgage market may however restrict a return to the sorts of lending practices seen at the height of the previous market cycle prior to 2008; whilst in the short-term it seems likely that weak earnings growth will impact on affordability and thus moderate the pace of recovery in demand for market housing. 

	House Prices Analysis 
	House Prices Analysis 
	6.14. The average (mean) house price in Harrogate District (Jan 2013 – Apr 2014) was almost £270,000 whilst the median price was significantly less at £220,000. Compared to wider local authority areas considered, average prices in Harrogate District were significantly higher (see Table 26). 
	Figure
	6.18. Since 2007, trends in house prices have understandably been very different -reflecting the economic backdrop. Harrogate District posted a significant fall in median prices from early 2008 to 2009 at the onset of the recession, as was the case regionally and nationally. 
	6.19. House prices subsequently rose during 2009 and 2010 but have plateaued since. As of 2013 Q2, median house prices in Harrogate District were almost exactly the same as pre-recession levels (­3%). By contrast Hambleton has shown a growth in prices of 5% over this period. 
	Figure
	Figure 41: Median House Price Trends by Local Authority, 2008-13 
	Figure 41: Median House Price Trends by Local Authority, 2008-13 


	Source: DCLG Live Tables: Land Registry Data 
	6.20. We have also analysed more recent house prices achieved over the 16 months from January 2013 to April 2014 in more detail. This provides further understanding of the latest dynamics for different property types within Harrogate District and the wider comparators. 
	6.21. As can be seen in Figure 42 there is some variance in median house prices across Harrogate District and the wider comparators. There is a clear split in house prices with larger detached and semi-detached house prices in Harrogate District being significantly higher than equivalent prices in Hambleton and Leeds. In contrast the price of smaller terraced and flats also are more aligned between Harrogate District and the wider comparators across the sub-region with properties in Harrogate District and H
	Figure

	Sales Volumes and Effective Demand 
	Sales Volumes and Effective Demand 
	6.23. Sales volumes are an important indicator of effective demand for market housing. We have benchmarked sales performance against long-term trends to assess the relative demand for market homes for sale. Figure 44 benchmarks annual sales over the period 1996 to 2012 against the pre-recession index. 
	Figure
	Figure 44: Indexed Analysis of Sales Trends, 1996 – 2012 
	Figure 44: Indexed Analysis of Sales Trends, 1996 – 2012 


	Source: DCLG Live Tables 
	6.24. The latest published data by CLG is for 2012. As illustrated sales volumes nationally experienced a significant drop between 2007 and 2008. Between 2008-12 the recovery in sales volumes has been very modest. The similarity between trends nationally, within the region and in Harrogate District highlights the influence of macro-economic dynamics on sales volumes at a local level. 

	Rental Trends 
	Rental Trends 
	6.25. Average rents in Harrogate District (£802 per calendar month (pcm)) are also significantly higher than the regional average (£535 pcm) and to a lesser extent the national average (£720 pcm). Median rents in the District (£575 pcm) although still higher than the regional (£480 pcm) average are actually lower than the national figure (£595 pcm). 
	6.26. As shown in Table 27, in comparison to Leeds, Median rents are lower in Harrogate District although the average (mean) rent is still significantly higher. There is general parity with Hambleton 
	Figure
	6.28. Over the last 4 years,average rental values in Harrogate District have grown by 8% while the median value has grown by 4%. During this period prices in Leeds have risen substantially by 33% and 14% respectively. By way of comparison, across England there has been a 4% rise over this period for both median and average values (see figure 46). 
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	Figure
	Figure 46: Benchmarked Trend in Median Private Rents, 2011-2014 
	Figure 46: Benchmarked Trend in Median Private Rents, 2011-2014 


	Source: VOA Private Rental Data 
	6.29. Figure 47 shows trends in the number of rents recorded by the VOA, indexed against 2011 figures. This shows a 10% increase in the number of rental transactions in the District, which is in line with the trend across the County and slightly higher than the national figure. 
	This is the longest period for which trend data is available at a local authority level 
	Figure
	Figure 47: Trend in Private Rental Transactions, September 2011 to June 2014 
	Figure 47: Trend in Private Rental Transactions, September 2011 to June 2014 


	Source: VOA Private Rental Data 
	6.30. The significant growth in rental costs in Leeds coincided with a sharp decline in the number of rental transactions in the City. 

	House Price-to-Income Ratios 
	House Price-to-Income Ratios 
	6.31. In line with the PPG, we have considered evidence of affordability by looking specifically at the relationship between house prices and incomes. We have done this for both lower quartile values (which represent first time buyers and the bottom end of the market) and median values. 
	6.32. As shown in Figure 48, nationally, the ratio of lower quartile house prices to earnings peaked in 2007. It fell modestly over the 2007-9 period. Affordability ratios have since plateaued with current affordability ratios lower than the 2007 peak. 
	6.33. Harrogate District follows this national trend, albeit at a higher level with a greater gap between lower quartile house prices and incomes in comparison to the wider comparators. By 2013 lower quartile house prices in the District stood at almost nine times lower quartile earnings – indicating quite notable affordability pressures for prospective younger buyers. 
	Figure
	This has also resulted in strong growth in the private rented sector as households are being forced to rent longer or cannot secure alternative accommodation. 
	6.36. As illustrated in Figure 49, as a percentage of all properties those who own their house with a mortgage fell significantly between 2001 and 2011. Over this same period there has been a substantial growth in the private rented sector, although this trend was felt less in Harrogate District than in the rest of the Region and Country. 
	Figure
	Figure 49: Change in Households by Tenure, 2001-11 
	Figure 49: Change in Households by Tenure, 2001-11 


	Source: Census 2001 & 2011 
	6.37. Shared ownership grew by a very small amount in Harrogate District and in North Yorkshire. This was in line with the national trend. 

	Housing Supply Trends 
	Housing Supply Trends 
	6.38. Data from the Council’s Annual Monitoring Reports (AMRs) has been used to provide an assessment of the historic housing delivery relative to housing targets in Harrogate District. This is illustrated in Figure 50 and shows that Harrogate District matched its housing targets for much of the time between 2004/5 and 2009/10. Housing targets for the District were influenced not just by evidence of housing need, but also constraint-based factors. 
	6.39. There was a sharp decrease in delivery in 2010/11 which has continued to 2013/14. Housing delivery over the last monitoring year shown in Figure 50 has been measured against a figure for 
	Figure
	Figure
	housing need to improve affordability over time, in line with the approach outlined in the Practice Guidance. 
	6.50. The PPG sets out that: 
	6.50. The PPG sets out that: 
	“In areas where an upward adjustment [to the assessment of housing need] is required, plan makers should set this adjustment at a level that is reasonable. The more significant the affordability constraints (as reflected in rising prices and rents, and worsening affordability ratio) and the stronger other indicators of high demand (e.g. the differential between land prices), the larger the improvement in affordability needed and, therefore, the larger the additional supply response should be.” 
	6.51. The Guidance does not however set out how such an adjustment should be quantified. It simply sets out that it should be ‘reasonable.’ 
	6.52. To consider this issue further we have sought to use the demographic analysis to assess the degree to which household formation levels have been constrained for younger age groups, and what scale of adjustment to housing provision would be necessary for these to improve. 
	6.53. Taking account of the market signals analysis, we consider it would be prudent to adjust the assessed housing need upwards from the ‘starting point’ demographic projections for 419 homes per annum. The Part Return to Trend scenario for household formation provides a basis for this. 
	6.54. This projection sees a notable improvement in the household formation rates of people aged 25-34 when compared with data in the 2011-based CLG projections and the 2008-based CLG projections modelled on a tracking basis. It models an increase in household formation for those in their 20s and 30s – consistent with an improvement in housing affordability. 
	6.55. Carrying out the projection on this basis suggests household growth of 483 per annum and a housing requirement for 507 additional homes per annum (once a vacancy allowance has been included) based on the 2012-based SNPP. This represents a 48% uplift on our start point (using 2011-based headship rates) and is therefore considered to be a positive projection to develop, and one which will take account of uplifts required as a result of analysis of market signals. 
	6.56. Over the 21-year period from 2014 to 2035 this projection would represent 10,133 additional homes. It is however also important to consider whether the population growth will support the required increase in the workforce to meet employment growth trends/forecasts. This is carried out in the following section. 



	7. ECONOMIC-LED HOUSING REQUIREMENTS 
	7. ECONOMIC-LED HOUSING REQUIREMENTS 
	7.1. While Section 4 assessed demographic-led projections, this section looks at the need for additional housing on the basis of the economy. It should be noted from the outset that these projections are particularly sensitive to migration. 
	7.2. The PPG indicates that employment trends and forecasts should be considered as part of the assessment of housing need, setting out that: 
	“Plan makers should make an assessment of the likely change in job numbers based on past trends and/or economic forecasts as appropriate and also having regard to the growth of the working age population in the housing market area. 
	Where the supply of working age population that is economically active (labour force supply) is less than the projected job growth, this could result in unsustainable commuting patterns (depending on public transport accessibility or other sustainable options such as walking or cycling) and could reduce the resilience of local businesses. In such circumstances, plan makers will need to consider how the location of new housing or infrastructure development could help address these problems.” 
	7.3. In this section we consider how migration (in the future) might be influenced by future employment growth, recognising that people move home to access employment, as well as for other reasons. 
	Econometric Forecasts 
	Econometric Forecasts 
	7.4. Harrogate Borough Council is concurrently undertaking updates to both the SHMA and ELR. GL Hearn has assessed economic forecasts from the Regional Econometric Model (REM) for Yorkshire and the Humber, which is maintained by Experian and the Regional Economic Intelligence Unit. The forecasts used are the Winter 2014 Baseline Economic Forecasts from the Model. By using this data within the SHMA we are attempting to align the two strategies. 
	7.5. The model takes account of: 
	7.5. The model takes account of: 
	•. 
	•. 
	•. 
	Experian Econometric Forecasts from November 2014; 

	•. 
	•. 
	ONS 2012-based SNPP and 2013 Mid-Year Estimates; 

	•. 
	•. 
	Historical data principally to Q4 2012, but to Q1 2014 on some labour market indicators and workforce jobs at the regional level. 


	7.6. The model uses a top down approach to forecasting regional and local area performance. A core macroeconomic forecast is developed (e.g. for GDP growth for the UK) which is then disaggregated through Experian’s Sectoral Model to assess potential performance of different sectors. UK industry and household finance models then drive regional forecasts for economic output (GVA), employment, household income and expenditure which in turn drive the forecasts for individual local authorities. The model is more
	Figure
	Figure
	Figure
	Figure
	Figure
	Figure
	7.29. It is reasonable that the level of housing provision necessary to support economic growth is higher than shown by the demographic projections. The economic evidence suggests that there was a notable imbalance between how the economy performed (in terms of growth in jobs) and the growth in the size of the workforce (in terms of labour supply) over the 2001-11 period. The REM model indicates that jobs grew by 15,600 over this period compared to a growth of 6,700 persons in the labour force. Jobs growth 
	7.30. The modelling undertaken is based on an assumption that, moving forwards, there is a better balance between growth in employment and that of the workforce within the District – with the two increasing in line with one another. 
	7.31. If housing provision at this level is not achieved, whilst a further growth in in-commuting might be possible, this would be influenced by economic performance in other areas from which people might commute to Harrogate District (including from Leeds, Hambleton and Richmondshire). There is a risk however that businesses experience recruitment problems, and that this constrains economic performance. Our analysis of the REM forecasts for labour demand set against the projected growth in labour supply ba
	Figure
	into the sizes of property to be provided. The size of housing which households occupy relates more to their wealth and age than the number of people which they contain. 
	8.5. For example, there is no reason why a single person cannot buy (or choose to live in) a four bedroom home as long as they can afford it and hence projecting an increase in single person households does not automatically translate in to a need for smaller units. This issue is less relevant in the affordable sector (particularly since the introduction of the social sector size criteria) although there will still be some level of under-occupation moving forward with regard to older person and working hous
	8.6. The general methodology is to use the information derived in the projections about the number of household reference persons (HRPs) in each age and sex group and apply this to the profile of housing within these groups. The data for this analysis has been formed from a commissioned table by ONS (Table C1213 which provides relevant data for all local authorities in England) with data then calibrated to be consistent with 2011 Census data (e.g. about house sizes in different tenure groups). 
	8.7. Figure 54 shows an estimate of how the average number of bedrooms varies for different ages of HRP and different sexes by broad tenure group. In the market sector the average size of accommodation rises over time to typically reach a peak around the 45-49 age groups. In the affordable sector this peak appears earlier. After sizes peak, the average dwelling size decreases – possibly linked to some households down-sizing as they get older. It is also notable that the average size for affordable housing d
	Figure
	Figure
	Figure
	Figure
	Figure
	Figure
	is reduced from these outputs with a commensurate increase in four or more bedroom homes also being appropriate. 
	8.26. There are thus a range of factors which are relevant in considering policies for the mix of affordable housing sought through development schemes. At the District level, the analysis would support policies for the mix of affordable housing of: 
	• 
	• 
	• 
	1-bed properties: 40% 

	• 
	• 
	2-bed properties: 35% 

	• 
	• 
	3-bed properties: 20% 

	• 
	• 
	4-bed properties: 5% 


	8.27. Our strategic conclusions recognise the role which delivery of larger family homes can play in releasing supply of smaller properties for other households; together with the limited flexibility which one-bed properties offer to changing household circumstances which feed through into higher turnover and management issues. 
	8.28. The need for affordable housing of different sizes will vary by area across the Borough and over time. In considering the mix of homes to be provided within specific development schemes, the information herein should be brought together with details of households currently on the Housing Register in the local area and the stock and turnover of existing properties. 
	8.29. In the market sector we would suggest a profile of housing that closely matches the outputs of the modelling. The recommendations take some account of the time period used for the modelling and the fact that the full impact of the ageing population will not be experienced in the short-term. In addition, as noted earlier, current constraints on mortgage finance are likely to suppress demand for smaller units in the short-term (particularly those which would normally have high demand from first-time buy
	8.30. The PPG suggests that plan makers should look at the household types, tenure and size in the current stock and in recent supply, and assess whether continuation of these trends would meet future needs. On the basis of these factors and those set out above we consider that the provision of market housing should be more explicitly focused on delivering smaller family housing for younger households. On this basis we would recommend the following mix of market housing be sought: 
	• 
	• 
	• 
	1-bed properties: 10% 

	• 
	• 
	2-bed properties: 45% 

	• 
	• 
	3-bed properties: 40% 

	• 
	• 
	4-bed properties: 5% 


	Figure
	larger properties which can help to attract and retain family households in certain parts of the District. 



	9. SPECIFIC GROUPS OF THE POPULATION 
	9. SPECIFIC GROUPS OF THE POPULATION 
	9.1. We have established overall housing requirements for different sizes of properties over the next 21­years, however there can be specific groups within the population who require specialist housing solutions or for whom housing needs may differ from the wider population. These groups are considered within this section. 
	9.2. Estimates of household groups who have particular housing needs is a key output of the SHMA Guidance whilst the NPPF identifies that local planning authorities should plan for a mix of housing which takes account of the needs of different groups in the community. 
	9.3. The following key groups have been identified which may have housing needs which differ from those of the wider population: 
	•. 
	•. 
	•. 
	Older Persons; 

	•. 
	•. 
	People with disabilities; 

	•. 
	•. 
	Black and Minority Ethnic (BME) households; 

	•. 
	•. 
	Households with children 

	•. 
	•. 
	Young people 


	Housing Needs of Older People 
	Housing Needs of Older People 
	9.4. The SHMA Guidance recognises the need to provide housing for older people as part of achieving a good mix of housing. A key driver of change in the housing market over the next 20-years or so is expected to be the growth in the population of older persons. 
	9.5. Indeed as population projections show, the number of older people is expected to increase significantly over the next few years. In this section we draw on a range of sources including our population projections, 2011 Census information and data from POPPI (Projecting Older People Population Information). 
	9.6. The context to older persons housing provision can be summarised as below: 
	9.6. The context to older persons housing provision can be summarised as below: 
	•. 
	•. 
	•. 
	•. 
	A need to provide housing for older people as part of achieving a good mix of housing, but recognising that many older people are able to exercise choice and control over housing options 

	– e.g. owner occupiers with equity in their homes; 

	•. 
	•. 
	Falling demand for residential care in some areas, and a rapidly rising average age of people living in sheltered housing and requiring higher levels of support. Many local authorities have struggled to contain expenditure on services for older people; 

	•. 
	•. 
	New models of enhanced and extra care housing have emerged. These aim to meet the needs of those who require high levels of care and support alongside those who are still generally able to care for themselves. These models often allow for changing circumstances in situ rather than requiring a move; and 
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	Figure
	9.26. A mid-point of the two estimates would suggest a need for around 2,407 additional specialist units for older people which would represent about 23% of the overall housing need shown through demographic modelling. A figure of 2,407 represents about 115 dwellings per annum. Whilst there is no precedent for taking a midpoint of these figures we would consider that it is a reasonable and balanced approach. Continuing to model on the basis of the current stock may under-estimate needs given the low current
	Types and tenures of specialist housing 
	9.27. Data earlier in this section has shown that older person households are relatively likely to live in outright owned accommodation. The information about current tenures can be used to estimate the amount of additional housing likely to be required in each of the market and affordable sectors. Looking at the data it is considered that around 70% of older person households would be able to afford a market solution – this figure is arbitrary but based on current levels of outright ownership and recognisi
	9.28. The figure below shows that using this proportion of home ownership along with the current supply of different tenures of specialist housing it would be expected that there is a need for around 1,944 units of market specialist housing (81%) and 463 in the affordable sector (19%). 
	9.29. The analysis is not specific about the types of specialist housing that might be required; we would consider that decisions about mix should be taken at a local level taking account of specific needs and the current supply of different types of units available. There may also be the opportunity moving forward for different types of provision to be developed as well as the more traditional sheltered and Extra-Care housing. 
	9.30. Within the different models and assumptions made regarding the future need for specialist retirement housing (normally defined as a form of congregate housing designed exclusively for older people which usually offers some form of communal space, community alarm service and access to support and care if required), there may for example be an option to substitute some of this specialist provision with a mix of one and two bedroomed housing aimed to attract ‘early retired’ older people which could be de
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	self-build. Some assist in the brokerage of individual building plots and this is part of our SHMA information gathering. The websites show very few opportunities for self-build within Harrogate District and those that are available or for conversion. In deed across Harrogate District less than 5 plots were being advertised. 
	9.63. Local estate agents tell us that they are rarely asked to sell plots within the District for self-build. Those plots which do appear tend to be for single unit development. However most of the demand for plots are from small developers rather than self-build individuals. Overall the evidence suggest that this is currently a niche sector in the District. 
	9.64. From a development point of view, key issues with this market are associated with skills and risk: whist there may be notable number of people with an ‘interest’ in self-build, there is in some circumstances a significant financial outlay, risk and time-cost associated with self-build. 
	9.65. We would expect most new delivery to be on small windfall sites; although there is some potential through policy to encourage developers of larger schemes to designate parts of these as plots available for custom build. However it is likely to be difficult to demonstrate concrete evidence of demand at a local level; albeit that local authorities could develop and maintain registers of those with an interest in doing so. 
	9.66. While the focus of Self-build is understandably for Market housing there are opportunities for delivery of affordable homes through this method. One example of this is the ‘Build!’ programme run by Cherwell District Council in Oxfordshire. 
	9.67. This programme offers individuals or interested groups the opportunity to come together to either build a new home, or to renovate and decorate an existing property. These properties are eventually available on a shared ownership or affordable rent tenure. In return for their labour participants would receive reduced purchase price or lower rental rates. The level of discount applied would reflect the individuals involvement in the build or renovation process. 
	9.68. In order for this to work in Harrogate District the Council would be required to make plots available that have secured detailed planning permission and set up a register for those interested in such a scheme. As well as delivering additional affordable homes the scheme would also achieve a number of other social achievements including training. 


	Service Families 
	Service Families 
	9.69. From what we are aware there are three MOD bases within Harrogate District. One of these, Uniacke Barracks in Harrogate town, serves as a military school and is unlikely to impact upon the wider housing market. The second of these, Dishforth Airfield near Ripon is seeing its current occupiers move to Somerset in 2016, with new occupiers moving repatriating from a German MOD Barracks. The final one, Claro Barracks in Ripon, is earmarked for closure in 2017. Both the Claro and Dishforth changes may have
	9.70. Further to these there are a notable number of defence bases in areas which are in or close to the district and which may influence its housing market. These include: 
	• 
	• 
	• 
	Catterick Garrison; 

	• 
	• 
	Alanbrooke Barracks; 

	• 
	• 
	RAF Linton on Ouse; 


	9.71. Our research in other areas suggests that there is demand from service personnel for homes to buy; including for owner occupation and investment purchases. This has been recently supported by the Forces Home Ownership (Help-to-Buy) Scheme, however funding came to an end in March 2014. 

	Summary: Specific Groups of the Population 
	Summary: Specific Groups of the Population 
	9.72. This section of the report has studied the housing circumstances of various different groups of the population. These are: 
	• 
	• 
	• 
	Older people 

	• 
	• 
	People with disabilities 

	• 
	• 
	The Black and Minority Ethnic population 

	• 
	• 
	Households with children (family households) 

	• 
	• 
	Young households 


	9.73. Older persons – the key challenge here will be to meet the needs of an ageing population with the number of people aged 65 and above expected to increase by 19,200 (56%) from 2014 to 2035. Demographic change is likely to see a requirement for additional levels of care/support along with provision of some specialist accommodation in both the market and affordable sectors – it is estimated that around 23% of new provision should be some form of specialist housing for older people (about a fifth of this 
	9.74. In terms of the tenure split analysis of the proportion of home ownership along with the current supply suggests the future need for specialist housing being delivered through 80% as market housing and 20% in the affordable sector. 
	9.75. People with disabilities – the number of people with disabilities is closely related to the age of the population and many of the conclusions related to older persons are relevant for this group. Demographic projections suggest a 143% increase in the population aged over 85 from 2014 to 2035 with Census data suggesting that 80% of this age group have some level of disability. 
	9.76. BME groups – the BME population of Harrogate District is relatively small in national terms. It has however grown significantly over the past decade. Characteristics of BME groups (including tenure profiles and occupancy patterns) suggest that such households may be disadvantaged in the housing market. Where possible the Council should provide advice to BME groups and in particular ensure that accommodation quality (particularly in the private rented sector) can meet the needs of such households which
	9.77. Family households – data about family households suggests that lone parents are particularly disadvantaged with a high reliance on rented housing. Projections suggest a small decrease in the number of children in the District over the next few years although if past trends are repeated there will be a notable increase in the number of lone parents. Again advice about housing options and maintaining a good quality of accommodation will be critical to ensure that such households’ needs are best met. 
	9.78. Young person households – young people (aged under 35) are important for any area due to the long-term economic potential they can bring. As with other groups there are some indications of this group being disadvantaged with a reliance on rented accommodation and high levels of unemployment. Given that the housing options for young people may be more limited than for other groups it will be important to monitor the accommodation quality – this will need to focus on HMOs given general trends of an incr


	10. SUMMARY AND CONCLUSIONS 
	10. SUMMARY AND CONCLUSIONS 
	10.1. This final section brings together the findings of the draft SHMA Report. It is structured to set out our conclusions in turn regarding the geography of the housing market area; the overall objectively assessed need for housing; and then findings relating to the need for different types of homes and the housing needs of specific segments of the population. 
	Housing Market Area 
	Housing Market Area 
	10.2. The NPPF states that local planning authorities should use their evidence base to ensure Local Plans meet the full, objectively assessed needs for market and affordable housing in their “housing market area”. 
	10.3. The SHMA has considered housing market geographies, taking account of existing research and through analysis of differences in housing costs; as well as migration and commuting flows. The analysis highlights a complex set of relationships at play across the District; however, triangulation of the evidence converges upon the District being split across two different housing market areas. 
	10.4. The north of the District, including Ripon, falls within a wider North Yorkshire HMA, and relates strongly to Hambleton. The south of the District, which includes Harrogate town and Knaresborough is more closely related to, and falls within a Leeds HMA. The preparation of a SHMA for Harrogate District alone is appropriate given that the District sits across more than one HMA. Any cross boundary issues will be picked up under the well established Duty to Cooperate arrangements that exist between local 
	10.5. It is however important to recognise overlaps between other authorities and markets. Although weaker than the core relationships, there are identifiable and important functional interactions from parts of the District with other adjoining authorities particularly Richmondshire and the City of York. These reflect localised cross-boundary interactions in the northern and south-eastern parts of the District. 
	10.6. In the context of the Duty to Cooperate, these authorities have been engaged in strategic housing issues not only in the preparation of the SHMA but will also be engaged at the subsequent development of plan policies. 
	10.7. All of these authorities have been invited to be involved in the preparation of this SHMA report, with meetings held to discuss housing market geographies and cross-boundary interactions, 
	th. th 
	methodology (10of November) and to discuss emerging findings regarding housing need (13January). See Appendix A for a list of those stakeholders invited to engage. 

	Overall Housing Need 
	Overall Housing Need 
	10.8. The NPPF sets out that plans should be prepared on the basis of meeting full needs for market and affordable housing. The PPG sets out that the latest national projections should be seen as a starting point but that authorities may consider sensitivity testing projections in response to local circumstances and the latest demographic evidence. Demographics provide the starting point for assessing housing need. The PPG then sets out that consideration should be given as to whether the housing need shoul
	•. 
	•. 
	•. 
	Support economic growth, based on interrogation of trends and forecast for future growth in employment; 

	•. 
	•. 
	Improve affordability, taking account of evidence from market signals and of the need for affordable housing. 


	10.9. In effect, the PPG approach recognises that demographic projections are influenced by what has happened in the past; and these further factors allow consideration of whether wider evidence suggests that there has been an imbalance between housing supply and demand, or whether in the future the evidence would suggest that housing provision needed to be increased. 
	10.10. The PPG is very clear that housing need refers to the need for both market and affordable housing, including taking account of the movement of people into the area. It is also clear that a SHMA should “leave aside” issues related to land supply, infrastructure, Green Belt and other constraints in identifying housing need – but clearly sets out that these factors are relevant in bringing evidence together through the plan-making process to identify policies for future housing provision i.e. a housing 
	The Demographic “Starting Point” 
	10.11. The PPG emphasises the use of the latest official population and household projections as a starting point for assessing housing need, as these are based on nationally-consistent assumptions and methodology. 
	10.12. The latest official household projections are the 2011-based Household Projections published by Government in April 2013. These projections are ‘interim’ projections which project household growth between 2011-21. These projections estimate growth in households of 529 across the District (2011-21). 
	10.13. GL Hearn however does not consider that these projections provide a robust basis for considering future housing provision. They are based on ONS assumptions regarding future migration which have been superseded; and assumptions on household formation which are strongly influenced by 
	Figure
	Considering Affordable Housing Need 
	10.19. The SHMA includes an assessment of the number of households each year who require some form of subsidy in meeting their housing needs. This is assessed using the Basic Needs Assessment Model and is a statutory requirement to support policies seeking affordable housing in new developments. 
	10.20. The SHMA analysis indicates that 339 additional households per year will require support in meeting their housing needs (using a 30% income threshold). This provides clear evidence of the need to increase the supply of affordable housing. However, it is not appropriate to directly compare the need identified in the analysis with the demographic projections – they are calculated in different ways. 
	10.21. Given current mechanisms for funding affordable housing provision, it is unlikely that it would be feasible to deliver sufficient overall housing provision to meet the affordable need in full. The reality is that many households with a need live in the Private Rented Sector and supplement their income with Housing Benefit; and that part of the assessed need for affordable housing reflects existing households who require alternative accommodation (such as larger homes or a different tenure of housing)
	10.22. We have therefore not made an additional upwards adjustment to the demographic need specifically on the basis of delivering more affordable homes. 
	Considering Market Signals 
	10.23. The report has then gone on to consider market signals. The NPPFsets out that plans should take account of market signals, such as land prices and housing affordability. The PPG clarifies this and outlines that: 
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	“the housing need number suggested by household projections (the starting point) should be adjusted to reflect appropriate market signals, as well as other market indicators of the balance of the demand for and supply of dwellings. Prices or rents rising faster than the national/ local average may well indicate particular market undersupply relative to demand.” 
	10.24. The SHMA evidence indicates that affordability pressures in Harrogate District are significant in comparison to the wider region. House prices are substantially above the Yorkshire and Humber average. Entry level house prices are around nine times the typical earnings of younger households compared to a ratio of 6.4 nationally. 
	CLG (2012) National Planning Policy Framework, Paragraph 17 
	10.25. Over the 2001-11 decade, housing costs increased relative to earnings; whilst household formation and home ownership both fell. An increasing number of households have been living in rented accommodation, shared homes and with parents. There are 5,600 family households in the District which contain non-dependent children. This increased by 465 between 2001-11. 
	10.26. In circumstances such as these, where indicators point towards a supply-demand imbalance and worsening affordability, the PPG sets out that the identified housing need should be adjusted upwards to support an improvement in affordability. However, the Guidance does not however set out how such an adjustment should be quantified. It simply sets out that it should be ‘reasonable.’ 
	10.27. To assess an appropriate adjustment to the assessed housing need, GL Hearn has used the demographic analysis to assess the degree to which household formation levels have been constrained for younger age groups, and what scale of adjustment to housing provision would be necessary for these to improve. 
	10.28. The SHMA has considered the implication of returning the household formation rates of the 25-34 age group back to those seen in the 2008-based household projections. We have done this through the modelling of a part-returning to trend in household formation which in effect models improving affordability for younger households. 
	10.29. These adjustments result in a housing need of up to 507 homes per annum. This reflects an increase on demographic-led projections of 98 dwellings per annum, a 23% increase. 
	Considering Potential Economic Performance 
	10.30. Following the approach in the PPG, the demographic-based assessment set out above provides a baseline for housing need. The Guidance recommends that consideration is given to whether economic growth could result in a need for additional housing. 
	10.31. The NPPF clearly sets out that the assessment of, and strategies in local plans for, housing and employment need to be integrated with one another. The SHMA has considered the economic prospects of the District, as set out in Regional Econometric Model. 
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	10.32. The SHMA seeks to model the relationship between jobs and homes. It models increasing employment rates, linked to an expectation that people will retire later and more women will work. It assumes that commuting patterns will remain stable in proportional terms. It also takes account of evidence that people may hold down more than one job. The modelling indicates that to support the forecast growth in employment, the following levels of housing provision would be needed: 
	CLG (2012) National Planning Policy Framework, Paragraph 158 
	Figure
	Figure 69: Conclusions on Full Objectively-Assessed Housing Need for Harrogate District, 2014-35 
	Figure
	10.38. Where development constraints influence the ability to meet housing need in full, we would recommend that any shortfall in housing provision is measured against the demographically-assessed need (507 per annum) as in these circumstances it would be unlikely that affordability would improve; and housing provision could constrain economic growth. 
	10.39. In these circumstances, policies for economic growth would need to take into account the expected growth in the workforce. This represents what we would consider to be a minimum level of housing need, leaving aside at this stage any constraint-based factors -as the PPG requires. 
	10.40. This SHMA report considers housing need from 2014-35. Any shortfall in housing delivery prior to the 2014 starting point has been considered and taken into account in the adjustments made to derive the SHMA conclusions regarding the Objectively Assessed Need (OAN) for housing. 
	10.41. The conclusions will be reviewed in due course when Government publishes the 2012-based Household Projections. It will be necessary to critically review the household projections when they are released; including the appropriateness of the assumptions in them regarding future trends in household formation. 
	8 
	8 

	9 
	9 


	Need for Different Types of Homes 
	Need for Different Types of Homes 
	Conclusions on Housing Mix 
	10.42. In addition to considering the overall need for housing, the SHMA considers what types and sizes of homes – both market and affordable – will be needed. 
	Figure
	Figure
	Needs from Other Groups within the Population 
	10.54. According to local agents and websites specialising in identifying plots for self-build there is limited interest demand for self-build / custom-build in Harrogate District. However these should be monitored in case there are any significant changes to legislation which encourages such a supply. 
	10.55. We also recommend that the MOD should be engaged to understand the impact of planned barrack closures in and around the District and the need for housing families not wishing to relocate from the area.. 
	10.56. For all of the above groups, with the exception of residential care homes the need for these properties will be met as part of the general supply, they are not in addition to it. 

	Monitoring and Review 
	Monitoring and Review 
	10.57. Through a proactive monitoring process it will be possible to maintain and develop understanding of the housing market, building on the outcomes of the SHMA. It will allow the implementation of policies to be tailored to evolving circumstances and inform future policy development. 
	10.58. Long-term monitoring which addresses indicators of housing need, market signals relating to supply-demand balance, and the housing supply trajectory can inform future development and implementation of planning policies for housing provision. 
	APPENDIX A: List of Stakeholders Invited to the SHMA Workshops Held on 10 November 2014 and 13 January 2015 to Discuss the SHMA Methodology and the Draft SHMA 
	• 
	• 
	• 
	Barnsley Council; 

	• 
	• 
	Bradford Metropolitan District Council; 

	• 
	• 
	Calderdale Council; 

	• 
	• 
	Craven District Council; 

	• 
	• 
	English Heritage; 

	• 
	• 
	Environment Agency; 

	• 
	• 
	Harrogate and Rural District Clinical Commissioning Group; 

	• 
	• 
	Hambleton District Council; 

	• 
	• 
	Highways Agency; 

	• 
	• 
	Homes and Communities Agency; 

	• 
	• 
	Kirklees Council; 

	• 
	• 
	Leeds City Council; 

	• 
	• 
	Leeds City Region Secretariat; 

	• 
	• 
	Leeds Coty Region LEP; 

	• 
	• 
	Local Nature Partnerships; 

	• 
	• 
	Network Rail; 

	• 
	• 
	Nidderdale AONB; 

	• 
	• 
	North Yorkshire County Council; 

	• 
	• 
	North Yorkshire and York LEP; 

	• 
	• 
	North York Moors National Park Authority; 

	• 
	• 
	Office of Rail Regulator; 

	• 
	• 
	Ryedale District Council; 

	• 
	• 
	Scarborough Borough Council; 

	• 
	• 
	Selby District Council; 

	• 
	• 
	Wakefield Council; 

	• 
	• 
	West Yorkshire Integrated Transport Authority; 

	• 
	• 
	York City Council; and 

	• 
	• 
	Yorkshire Dales National Park Authority. 


	APPENDIX B: Glossary of Terms 
	• 
	• 
	• 
	AMR – Annual Monitoring Report 

	• 
	• 
	ASHE-Annual Survey of Hours and Earnings 

	• 
	• 
	BME – Black Minority Ethnic. 

	• 
	• 
	BRMA-Broad Rental Market Area 

	• 
	• 
	BRES -Business Register and Employment Survey 

	• 
	• 
	CAGR -Compound Annual Growth Rates 

	• 
	• 
	CCHPR -Cambridge Centre for Housing & Planning Research 

	• 
	• 
	CIL -Community Infrastructure Levy 

	• 
	• 
	CLG-Communities and Local Government 

	• 
	• 
	CORE-COntinuous REcording of lettings and sales of social housing 

	• 
	• 
	CURDs -Centre for Advanced Urban Studies 

	• 
	• 
	DWP-Department for Work and Pensions 

	• 
	• 
	EHS -English Housing Survey 

	• 
	• 
	ELR – Employment Land Review 

	• 
	• 
	FTB – First Time Buyer 

	• 
	• 
	GLH – GL Hearn 

	• 
	• 
	HCA – Homes and Communities Agency 

	• 
	• 
	HMA – Housing Market Area 

	• 
	• 
	HMLR – Her Majesty’s Land Registry 

	• 
	• 
	HMO-Housing in Multiple Occupation 

	• 
	• 
	HRP – Household Reference Person 

	• 
	• 
	ILO-International Labour Organisation 

	• 
	• 
	JGC – Justin Gardner Consultancy 

	• 
	• 
	LEP-Local Economic Partnership 

	• 
	• 
	LFS-Labour Force Survey 

	• 
	• 
	LHA-Local Housing Allowance 

	• 
	• 
	LIN – Learning and Improvement Network 

	• 
	• 
	LPA -Local Planning Authorities 

	• 
	• 
	LTHPD -Long-Term Health Problem or Disability 

	• 
	• 
	MOD – Ministry of Defence 

	• 
	• 
	MYE – Mid Year Estimate 

	• 
	• 
	NOMIS -National Online Manpower Information System 

	• 
	• 
	NPPF-National Planning Policy Framework 

	• 
	• 
	OAN – Objectively Assessed Need 

	• 
	• 
	ONS-Office for National Statistics 

	• 
	• 
	P.A. – Per Annum 

	• 
	• 
	PAS – Planning Advisory Service 

	• 
	• 
	PCM – Per Calendar Month 

	• 
	• 
	POPPI -Projecting Older People Population Information 

	• 
	• 
	PPG – Planning Practice Guidance 

	• 
	• 
	PRS – Private Rental Sector 

	• 
	• 
	REM -Regional Econometric Model 

	• 
	• 
	RP-Registered Provider 

	• 
	• 
	SHLAA -Strategic Housing Land Availability Assessment 

	• 
	• 
	SHMA -Strategic Housing Market Assessment 

	• 
	• 
	SNPP – Sub National Population Projections 

	• 
	• 
	TTWA – Travel to Work Area 

	• 
	• 
	VOA -Valuation Office Agency 






