Housing and
Economic
Development Needs
Assessment
Hambleton District Council

June 2018

Prepared by
GL Hearn
280 High Holborn
London WC1V 7EE
T +44 (0)20 7851 4900
glhearn.com

Housing and Economic Development Needs Assessment, June 2018

Hambleton District Council

Contents
Section

Page

1

EXECUTIVE SUMMARY

5

2

INTRODUCTION

9

3

REVIEW OF EXISTING EVIDENCE

15

4

DEMOGRAPHIC HOUSING NEED

19

5

EMPLOYMENT FORECASTS AND ECONOMIC LED HOUSING NEED

35

6

AFFORDABLE HOUSING NEED

50

7

HOUSING MARKET DYNAMICS UPDATE

60

8

TYPES OF AFFORDABLE HOUSING

70

9

COMMERCIAL PROPERTY MARKET UPDATE

92

10

EMPLOYMENT LAND REQUIREMENTS

108

11

CONCLUSION

123

GL Hearn
J:\Planning\Job Files\J039159 - Hambleton LP Housing & Emp Summary Paper\Reports\Report V10.docx

Page 3 of 131

Housing and Economic Development Needs Assessment, June 2018

Hambleton District Council

Quality Standards Control
The signatories below verify that this document has been prepared in accordance with our quality control
requirements. These procedures do not affect the content and views expressed by the originator.

This document must only be treated as a draft unless it is has been signed by the Originators and approved
by a Business or Associate Director.
DATE

ORIGINATORS

APPROVED

June 2018

Paul McColgan
Associate Director

Matt Kinghan
Director

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.

GL Hearn
J:\Planning\Job Files\J039159 - Hambleton LP Housing & Emp Summary Paper\Reports\Report V10.docx

Page 4 of 131

Housing and Economic Development Needs Assessment, June 2018

Hambleton District Council

1

EXECUTIVE SUMMARY

1.1

This report deals with the objective need for housing and employment floorspace, over the period
2014 to 2035. It is intended to form part of the evidence base for the preparation of the district
council’s review of their Local Plan.

1.2

This report does not make policy decisions regarding what levels of development should be
planned for – this is for the Local Plan itself. The OAN is an input to determining or reviewing
housing targets in local plans alongside wider evidence. The housing target in local plans will be
informed by the OAN but will also take into account wider factors such as sustainability,
infrastructure constraints and land availability; together where appropriate with unmet needs of
other areas.

Housing Need
1.3

Housing need refers to the overall need for both market and affordable housing. Housing needs
have been assessed using the framework set out by Government in national planning policies,
which seeks to significant boost the supply of housing to improve affordability.

1.4

The latest official household projections are CLG 2014-based Household Projections, which are the
starting point for considering housing need. These projections were underpinned by the 2014-based
Sub-National Population Projections (SNPP).

1.5

The latest SNPP were published by ONS on the 25th May 2016 (2014-based SNPP). For
Hambleton the 2014-SNPP set out a population growth of 3,700 people for 2014-35 period. This
equates to a 4.1% increase in households over the same period. By comparison the household
growth for England is around 7.1%.

1.6

We have modelled four alternative scenarios to test the official population growth. However, in
drawing conclusions about a reasonable level of population growth to plan for. Consideration has
been given to the need for adjusting the household formation rates.

1.7

This is not entirely obvious as the analysis shows some historic reduction in the HRRs for the
population aged 25-34 being with no evident improvement in future. Both these adjustments result
in a slightly higher need for over the same period. The table below translates these sensitivities in to
household growth.

GL Hearn
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Projected housing need – range of demographic based scenarios and 2014-based HRRs –
(2014-35)
2014-based HRRs
2014-based SNPP
Rebased SNPP
10-year migration
15-year migration
15-year migration (+UPC)
Source: Demographic projections
1.8

153
166
204
220
225

Full return to 2001
rates – 25-34
167
181
219
235
240

Part-return to trend
25-44
164
178
215
232
237

The official projections (rebased to 2016) and those linked to 15-year trends should be the main
ones used to understand potential range of housing need. While those including UPC show a
slightly higher need there is a level of uncertainty around UPC. GL Hearn conclude that a
reasonable of demographic housing need would be for 166 to 235 dpa.
Economic Led Housing Need

1.9

Economic Forecasts from OE and CE with data procured from Experian have been purchased to
inform the study. The CE forecasts are substantially more positive than the other forecasts setting
out a jobs growth of around 100 jobs per annum over the 2016-35 period.

1.10

Taking into account of local intelligence and local initiatives which will result in above trend
employment growth we have adjusted the CE forecasts resulting in an forecast employment growth
of 165 jobs per annum over the 2016-35 period

1.11

Based on a set of assumptions which take into account double jobbing, commuting patterns and
economic activity rates the core scenario results in a need for up to 315 dpa. This is substantially
higher than the demographic starting point (153 dpa for the 2014-35 period). Even when assessed
against the upper end of the demographic range conclusion (235 dpa) there is a clear need to uplift
the OAN in Hambleton in response to the forecast employment growth.
Affordable Housing and Market Signals

1.12

In drawing conclusions, GL Hearn has sought to bring together the evidence on affordable housing
and market signals. Our analysis indicates that house prices and rents are both above the
Yorkshire and Humber average.

1.13

The report has considered the need for affordable housing; using the Basic Needs Assessment
Model recommended in the PPG. Using the available information, it identifies a net need for 55
affordable homes per annum across the HMA for the 2016-35 period.

GL Hearn
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Hambleton District Council

There has also been historical under-delivery of housing and affordability has worsened with lower
quartile house prices in Hambleton more than 8 times earnings. The affordable housing needs
evidence does not give a clear justification for any upward adjustment from the starting point
projections.

1.15

The appropriate benchmark against which to assess adjustments for market signals and affordable
housing need is the starting point demographic projections, which point to a need for 153 dpa.
However, the economic evidence demonstrates a need for up to 315 dpa which is 106% above the
starting point.

1.16

In these circumstances it would be difficult to justify a further uplift to address market signals or
affordable housing need. Indeed the affordable housing need would only equate to 17.5% of the
economic need.

Housing Mix and Specific Groups
1.17

This report does not revise housing mix or the need for specific groups set out in the 2016 SHMA.
However it does examine the wider definition of affordable housing need and how this can be
disaggregated.

1.18

In terms of the different types of affordable products this report identifies that affordable home
ownership would in many cases require an income in excess of that required to privately rent. This
means that such housing is not technically affordable.

1.19

Overall, the analysis supports shared ownership as the most affordable form of affordable home
ownership particularly for smaller homes. In theory this should form the bulk of affordable homes
although in reality groups that have the required income for this product may struggle to get a
mortgage for it. This group would also be earning a level which would make them eligible for social
rental products. A choice therefore should be made about which of these products to prioritise.

1.20

The Council should consider seeking 10% of all housing to be affordable home ownership products.
Subject to viability, the Council should be seeking to provide additional rented housing (20%
minimum). A broadly equal split between social and affordable rented could be considered.

1.21

Overall, it needs to be recognised that there are a series of choices to be made with regard to the
provision of new affordable housing; essentially a trade-off between the affordability of
accommodation and the number of homes that can viably be provided.

GL Hearn
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1.22

Hambleton District Council

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.

Employment Land Need
1.23

In accordance with PPG, the assessment of employment land required in the district has been
assessed in two ways: a labour demand approach based on calculating the employment land
required supporting forecast jobs growth; and a forecast based on past completions trend data.

1.24

Overall, the evidence suggests that an approach which draws on both the labour demand based
scenario and the completion based trend (excluding major open storage locations) provides the
most robust estimation of future employment land needs for Hambleton.

1.25

In total this approach shows a need for almost 220,000 sq. m of employment floorspace or 64.3 ha
of employment land in the district over the period from 2016-35.
Employment Land requirements 2016-2035
Use Class
B1a/b
B1c/B2
B8
Total

1.26

Floorspace
Requirement (sq. m)
1,722
83,400
134,100
219,222

Land Requirement
(ha)
8.9
21.9
33.5
64.3

Source
Labour Demand Scenario
Completions Trends
Lower Completions Trend

Should the Council wish to provide additional land for Open storage or to provide responsive land
for inward investment opportunities; then 81.4 ha could be seen as the absolute maximum
development need within the district. This reflects the level of historic completions including open
storage.

GL Hearn
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2

INTRODUCTION

2.1

Hambleton District Council (HDC) has commissioned GL Hearn to undertake a summary, update
and review of housing and employment land needs within the district. Because of the nature of this
document is referred to as the Housing and Economic Development Needs Assessment (HEDNA).
This report has been prepared by a consultancy team comprising GL Hearn and Justin Gardner
Consulting.

2.2

The HEDNA is not a full update of the previous SHMA and ELR but updates some of the outputs of
each of these. In some instances these documents still provide the latest evidence on certain
aspects such as housing mix.

2.3

This HEDNA primarily deals with an update of the objective need for housing and employment
floorspace, over the period 2014 to 2035 although for the 2014-16 period known data is used such
as that from the mid-year population estimates (MYE) and the Business Register and Employment
Survey (BRES).

2.4

It is intended that the HEDNA form part of the evidence base for the preparation of the district
council’s review of their Local Plan. This report does not make policy decisions regarding what
levels of development should be planned for – this is for the Local Plan itself.

2.5

The intention behind this report is to provide an integrated evidence base regarding future
development needs across uses, recognising for instance that job growth can influence housing
need. The report is also intended to summarise a number of historic evidence base documents
although much of this is also updated herein.

2.6

The outputs of this work relate to Hambleton District Council although it should be noted that the
parts of the district which are collocated with the North York Moors National Park come under the
jurisdiction of the National Park Authority. As such the Local Plan review will only relate to those
parts of the district outside of the National Park and is referred to herein as the Plan Area.

Overview of Methodology
2.7

1

National policies for plan-making are set out within the National Planning Policy Framework .This
sets out key policies against which development plans will be assessed at examination and to
which they must comply.

1

CLG (March 2012) National Planning Policy Framework

GL Hearn
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Hambleton District Council

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.
Housing Need

2.9

The NPPF highlights the Strategic Housing Market Assessment (SHMA) as a key piece of evidence
in determining housing needs (this HEDNA mirrors the work of the SHMA). 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.

2.10

Paragraph 158 of the NPPF outlines that local planning authorities should ensure that their Local
Plan is based in adequate, up-to-date and relevant evidence about the economic, social and
environmental characteristics and prospects of the area. It outlines that they should ensure that
their assessment of and strategies for housing, employment and other uses are integrated, and that
they take full account of relevant market and economic signals. Paragraph 17 in the Framework
reaffirms that planning should take account of market signals, such as land prices and housing
affordability.

2.11

Paragraph 47 in the Framework indicates that to significantly boost the supply of housing, local
planning authorities should use their evidence base to ensure that their Local Plan meets the full
objectively assessed need for market and affordable housing in the housing market area, as far as
is consistent with the policies set out in the Framework.

2.12

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
2

preparation of this report the latest projections are the CLG 2014-based Household Projections . It
also outlines that the population estimates should be considered. The demographic modelling in
this report takes account of the 2015 and 2016 Mid-Year Population Estimates.

2

CLG (July 2017) 2014-based Household Projections

GL Hearn
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Hambleton District Council

The Guidance sets out that there may be instances where the 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.

2.14

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 that this may provide a case
for increasing the level of overall housing provision.
Economic Development Needs

2.15

Paragraphs 18 to 22 of the NPPF set out that the Government is committed to ensuring that the
planning system does everything it can to support sustainable economic growth, and that significant
weight should be placed on the need to support economic growth through the planning system. It
sets out a requirement for local planning authorities to plan proactively to meet the development
st

needs of businesses and support an economy fit for the 21 Century.
2.16

The NPPF requires local authorities to set a clear economic vision and strategy for their area in
local plans, based on an understanding of the existing business needs, likely changes in the market
and any barriers to investment.

2.17

Paragraph 160 and 161 set out that local planning authorities should have a clear understanding of
business needs within the economic markets operating in and across their area. To do this they
should work with Local Enterprise Partnerships (LEPs), the business community, county and
neighbouring authorities to understand business needs, likely changes in the market and barriers to
investment. They should use their evidence base to assess the land and floorspace for economic
development, including the quantitative and qualitative needs for all foreseeable types of economic
activity and the existing and future supply of land.

2.18

The Guidance states that employment land should be analysed through a simple typology of
employment land by market segment and by sub-areas, where there are distinct property market
areas within authorities. When examining the recent take-up of employment land, consideration
should be made to projections (based on past trends) and forecasts (based on future scenarios)
and identify occurrences where sites have been developed for specialist economic uses.

GL Hearn
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Hambleton District Council

The Guidance sets out that an assessment of future needs should be based on current and robust
data. Emerging sectors that are well suited to the area being covered by the analysis should be
encouraged where possible. Key evidence is expected to include:
 sectorial and employment forecasts and projections (labour demand);
 demographically derived assessments of future employment needs (labour supply techniques);
 analyses based on the past take-up of employment land and property;
 consultation with relevant organisations, studies of business trends, and monitoring of business,
economic and employment statistics.
Aligning Housing and Economic Evidence

2.20

The Guidance also 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.

2.21

In assessing housing and economic development needs, this HEDNA report does not deal with
development constraints including environmental constraints and infrastructure. These will be taken
into account by HDC in considering how development needs can be accommodated.

Geographies
2.22

The PPG sets out that:
A housing market area is 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. It might be the case that housing market areas overlap.
The extent of the housing market areas identified will vary, and many will in practice cut
across various local planning authority administrative boundaries. Local planning authorities
3
should work with all the other constituent authorities under the duty to cooperate .

2.23

It outlines that the HMA can be defined using three sources of information – house prices and rates
of change; migration patterns; and contextual information including travel to work areas. In practice,
migration and commuting data are the key inputs to defining HMAs (in both this and other areas).
This is recognised in the Planning Advisory Service (PAS) Technical Note.

3

Reference ID: 2a-011-20140306

GL Hearn
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2.24

Hambleton District Council

The PAS Report outlines that whilst recognising local relationships, it is appropriate for strategic
planning purposes to define the HMA based on a ‘best fit’ to local authority boundaries. GL Hearn
supports this approach – particularly given that a key purpose of an SHMA is to identify housing
need; and that demographic projections which form an important input to this are not published
below local authority level.

2.25

The Hambleton SHMA (Jan 2016) identified a complex picture across Hambleton, Ryedale and the
City of York. In drawing the analysis together there are clearly links these authorities however they
did not converge on a single Housing Market Area.

2.26

The historic identification of HMA boundaries firstly suggested that the three districts operate as
largely self-contained HMAs, albeit that the extent of those vary. The most recent evidence does
not seem to contradict this position.

2.27

The analysis Census data from 2011 highlights the fact that the most significant migratory flows
involving Hambleton with Harrogate and Richmondshire. Although self-containment rates
suggested that Hambleton on Its own and also linked to Richmondshire did not reach the typical
70% threshold for a HMA. The house price analysis identifies a separation between Hambleton and
Ryedale but some links to York.

2.28

The Travel to Work analysis indicated lower levels of self-containment in Hambleton than in York.
The TTWA definitions also show that Hambleton in particular is quite complex with parts of the
district showing flows to Northallerton which also draws from a much wider area as well as links to
York and Middlesbrough.

2.29

In drawing conclusions we recognised the complex picture in Hambleton concluding that the district
operates across three HMAs. The southern part is linked to York and the north eastern part linked
to Middlesbrough. The North West of the district also has a close interrelationship with
Richmondshire.

2.30

However, the remainder of the district, including the main towns of Northallerton and Thirsk, is quite
distinct. We therefore consider it appropriate to look at Hambleton as a single HMA while
recognising these links strong with adjoining areas.

2.31

The HEDNA report therefore deals specifically with development needs in Hambleton District.
However there remains a duty to cooperate with all neighbouring authorities. Furthermore part of
Hambleton District falls under the jurisdiction of the North York Moors National Park authority and
thus sits outside the Local Plan area. We take a pro-rata approach to this which is set out in the
concluding chapter.

GL Hearn
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Hambleton District Council

Report Structure
2.32

The remainder of the report is structured as follows:
 Section 3

Review of existing studies;

 Section 4

Demographic housing need;

 Section 5

Employment forecasts and Economic Led Housing Need;

 Section 6

Affordable housing need;

 Section 7

Housing market dynamics update;

 Section 8

Types of Affordable Housing;

 Section 9

Commercial property market update;

 Section 10

Employment land requirements; and

 Section 11

Conclusion

GL Hearn
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3

REVIEW OF EXISTING EVIDENCE

3.1

This section provides a reminder of the most recent evidence base studies examining employment
land and housing need in Hambleton.

Employment Land Review (September 2016)
3.2

The Employment Land Review (ELR) firstly sought to identify the Functional Economic Area(s)
(FEMA) which operate in Hambleton operate. This concluded by taking a pragmatic approach
whereby it would be appropriate to consider a Hambleton FEMA recognising that there are overlaps
with much larger FEMA outside of the district. The evidence suggests that the strongest links are
with York, Harrogate, Richmondshire and the Teesside authorities.

3.3

The report tested three employment forecasts from each of the main forecasting houses. GL Hearn
also amended the CE forecasts to reflect local knowledge of potential employment growth. These
adjusted forecasts calculated a growth of 178 jobs per annum.
Table 1:

Comparison of Forecasts in Previous ELR
2014

Amended Forecast
48,442
CE Baseline
48,444
REM Baseline
48,536
OE Baseline
49,541
Source: CE / OE/ Experian and GL Hearn
3.4

2035

Difference

Per Annum

CAGR %

52,170
51,001
49,233
50,809

3,728
2,557
1,085
1,268

178
122
52
60

0.4%
0.2%
0.1%
0.1%

The needs analysis identified a need for 13 ha based on adjusted CE economic forecasts with an
allowance for churn and potential flexibility for up to 50 ha of employment land to respond to
specific market demand in the district for the period 2014-2035.

3.5

The upper end of the range allowed for loss of existing stock, non-b class uses within the identified
supply and the potential to accommodate increased indigenous development as identified by a
survey of local business and significant inward investment. It should however be noted that this
section of the report erroneously stated that indigenous development could be up to 80 ha when in
fact this figure, based on a survey of local business, was only 80 acres.

3.6

This subsequently influenced the upper end of the range set although it was tempered as the 80 ha
figures did not seem entirely plausible. Had the correct figure of 32.4 ha been used it may well have
been taken as the upper end although on a like for like basis (i.e. a mid-point) then the upper end
would be 22.7 Ha.

GL Hearn
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3.7

Hambleton District Council

The employment land need for the district is updated herein but uses a slightly different approach
which recognises the demand for additional employment floorspace in manufacturing despite
potential job losses.

3.8

In order to gauge supply the report assessed more than 810 ha of land and identified a potential
supply of employment land in the region of 60 ha. Around half of which was held in infill sites within
existing employment land. It was however noted that that some of these sites would not provide the
flexibility required by some occupiers.

3.9

Additional supply (11 Ha) was identified through extension of existing allocations for employment
while two further sites totalling 17 ha were also identified as broadly suitable and available locations
for further employment land.

3.10

Finally the site assessments also identified further capacity on sites which either have use
restrictions or would delivery some form of employment generating uses through a whole site
redevelopment.

3.11

The reported noted that capacity at both Thirsk (including Dalton) and A1/Bedale (including
Leeming) could also help meet the needs of the wider area if a shortfall is identified due to their
proximity to the A1/A19 Corridor. Although further capacity was identified the sites were not
included in the supply and were to be reviewed once the by-pass is operational

3.12

The report identified a potential need for the Council to intervene within the office market. At the
time build costs and low rents meant that delivery of additional office stock was slow and supply
was falling due to permitted developments.

3.13

Finally the report recommended that if the Council were seek inward investment then a suitable
supply of sites should be made available. Those sites should have been responsive to the needs of
major investment and identified sites such as Dalton as capable of providing that flexibility.

Hambleton SHMA Update (October 2016)
3.14

As set out earlier in this document the SHMA identified three separate HMAs across Hambleton
and the Council should continue to engage on strategic housing issues. The findings however
related to just the Hambleton District area.

3.15

GL Hearn identified a general reduction in migration and population growth since 2008 which
influenced the official projections. Therefore there was merit in considering longer-term trends.
These trends projected a housing need of 207 dpa compared to 168 dpa from the official
projections. This was some 23% above the ‘start point’ using the terminology in the PPG

GL Hearn
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3.16

Hambleton District Council

The SHMA then considered the likely levels of economic growth resulting only from the Oxford
Economics (OE) and Experian (via REM) forecasts. It did not seek to assess housing need from the
CE forecasts or the adjusted forecasts in the ELR. This was due to the CE forecasts not providing
integrated population outputs which at the time was our preferred approach. Modelling housing
need against the population assumptions in the OE forecast increases the need to 245 dpa. This
is higher than a similar analysis linked to the REM (161 dpa).

3.17

The SHMA analysis indicated that 69 net additional households per year required support in
meeting their housing needs (using a 30% income threshold). This represented 33% of the need
identified in the demographic-led projections, based on the longer term migration trends.

3.18

The SHMA evidenced increase in affordability pressures over the long term in Hambleton which
when benchmarked against the Regional and National picture the affordability pressures are more
severe. There was a significant growth in house prices since 2001 both in absolute terms and
relative to earnings. There has been a shift towards the private rental market as well as a small
increase in the number of over-crowded and shared households.

3.19

To address these issues the SHMA has considered returning the household formation rates in the
25-34 age group back to 2001 levels by 2025 (from 2015). This resulted in an increase in annual
housing provision of 29 homes per annum across the district.

3.20

The OAN conclusion took account of long-term migration trends, the needs of the local
economy and improvements to household formation rates for younger households. This resulted in
an OAN of 274 dwellings per annum over the 2014-35 period to be

3.21

This assessment of housing need is a “policy-off” assessment and did not take into account
constraints to delivery, nor any aspirations of the local council to provide more housing than this
assessment level of need should they wish to do so.
Housing Mix

3.22

In terms of size mix, the SHMA analysis (taking account of demographic trends and market
evidence) concluded that the following represented an appropriate indicative mix of affordable and
market homes at a HMA-wide level.
Table 2:

Need for Different Sizes of Homes across Hambleton from SHMA
1-bed

Market
5-10%
Affordable
40-45%
All dwellings
15-20%
Source: Derived from Housing Market Model

2-bed

3-bed

4+ bed

40-45%
35-40%
40%

40-45%
10-15%
35%

5-10%
5-10%
5-10%

GL Hearn
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3.23

Hambleton District Council

The mix identified above was intended inform strategic district-wide policies and help to inform the
‘portfolio’ of sites which were to be considered and ultimately allocated through the Local Plan
process. It was not intended to be applied to individual development sites.

3.24

The SHMA update also provided evidence relating to the Local Plan Expert Group’s proposed
methodology for calculating the OAN. This took the higher of the official projections or a ten-year
trend and made adjustment for both market signals and affordable housing need. There was some
uncertainty about the application of this approach and for Hambleton the OAN was therefore
expressed as a range from 296 to 325 dpa. This approach was never adopted within the PPG or
the NPPF.
Specific Groups

3.25

Within the overall need for housing there was a need to provide some specialist (supported)
housing. This is particularly in response to an ageing population and the higher levels of disability
experience by older persons.

3.26

The older population in the district was high when compared with other areas (particularly the
Yorkshire/Humber region and England) with some 24% of people aged 65 and over in 2014. Over
the 2014-35 period the number of people aged 65 and over was expected to increase by 52% with
a higher (168%) increase in the number of people aged 85 and over.

3.27

This demographic change is expected to result in an increase in the number of people with specific
disabilities (dementia and mobility problems) as well as a general increase in the numbers with a
long-term health problem or disability.

3.28

The analysis identified that over the 2014-35 period there was a need for 68 specialist units of
accommodation for older people (generally considered to be sheltered or extra-care housing) per
annum.

3.29

This figure represented about 28% of all housing provision suggested in the demographic modelling.
Such provision would be within a C3 use class and would therefore be part of the objective
assessment of need.

3.30

Additionally, the analysis highlighted a potential need for an additional 24 registered care bedspaces per annum for older people (aged 75 and over) in the 2014-35 period. As these would be in
use class C2, they would be in addition to the estimates of housing need from demographic
modelling.

GL Hearn
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4

DEMOGRAPHIC HOUSING NEED

4.1

In this section we update the demographic evidence of housing need and trend-based projections.
Such projections are critical to the HEDNA process and this is emphasised in the NPPF (para 158)
which states that local planning authorities should prepare a SHMA (or HEDNA) to identify the scale
of housing which ‘meets household and population projections, taking account of migration and
demographic change’.

4.2

The importance of such projections can also be seen in the PPG which states [2a-015] that
‘household projections published by [CLG] should provide the starting point estimate of overall
housing need’. The CLG projections are directly linked to ONS subnational population projections
(SNPP). Further emphasis is put on the CLG projections in 2a-017 where it is noted that ‘the
household projections… are statistically robust and are based on nationally consistent assumptions’.

4.3

However, the PPG also identifies [2a-014] that ‘establishing future need for housing is not an exact
science. No single approach will provide a definitive answer’ and in 2a-017 notes that ‘plan makers
may consider sensitivity testing, specific to their local circumstances’ – this is particularly related to
evidence that there have been particular events which may have impacted on migration or the
profile of the local population. Furthermore, the PPG notes [2a-016] that ‘where possible, local
needs assessments should be informed by the latest available data’ – this is relevant in this area
due to new population estimates having been published since the release of the last SNPP.

4.4

The projections developed cover the period from 2014 to 2035 to align with the Local Plan.
However population data from the 2014-2016 period is taken from known data (rather than
projected data) from the Mid-Year Population Estimates (MYE).

4.5

The latest MYE show a population in Hambleton in 2016 of 90,537. This is a growth of 0.4% per
annum since the 2014-based estimate used as the starting point of the latest population projections.
Looking of the longer term the district has seen a growth of 14% since 1991 at a rate of 0.5% per
annum

Components of Past Population Change
4.6

Figure 1 and Table 3 consider the drivers of population change in Hambleton over the past 15years (2001-16). Population change is largely driven by internal migration and to a lesser extent
international migration into the district.

4.7

Within ONS data there is also a notable Unattributable population change (UPC) element – this is
an adjustment made by ONS to mid-year population estimates where Census data has suggested
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that population growth had either been over- or under-estimated in the inter-Census years. Because
UPC links back to Census data a figure is only provided for years up to 2011.
Figure 1:

Components of population change, mid-2001 to mid-2016

Source: ONS
4.8

Overall natural change (births minus deaths) in Hambleton has been negative in Hambleton across
the fifteen year period examined. However this has not been consistent with the most recent
positive year occurring in 2013/14.
Table 3:
Year

Components of population change, mid-2001 to mid-2016
Natural
change

2001/2
2002/3
2003/4
2004/5
2005/6
2006/7
2007/8
2008/9
2009/10
2010/11
2011/12
2012/13
2013/14
2014/15
2015/16
Source: ONS

-63
15
-16
38
-12
-14
110
11
98
-45
78
-96
9
-123
-143

Net internal
migration

Net international
migration

Other
changes

Other
(Unattributable)

Total
change

454
219
53
-28
619
374
283
-35
149
211
-45
230
134
233
484

66
38
65
155
190
193
129
25
-12
131
9
12
44
110
115

12
37
-37
43
27
16
9
-45
1
9
104
21
-274
-13
46

207
183
197
166
199
184
203
207
215
200
0
0
0
0
0

676
492
262
374
1023
753
734
163
451
506
146
167
-87
207
502
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Demographic Evidence of Housing Need – Start Point
4.9

The PPG [2a-015] states that ‘household projections published by the Department for Communities
and Local Government should provide the starting point estimate of overall housing need. The
household projections are produced by applying projected household representative rates to the
population projections published by the Office for National Statistics. Projected household
representative rates are based on trends observed in Census and Labour Force Survey data’.

4.10

The most up-to-date projections are the 2014-based CLG household projections published in July
2016. These projections were underpinned by ONS (2014-based) subnational population
projections (SNPP) – published in May 2016. Table 4 sets out the level of household growth
expected by the CLG household projections in the 2014-35 period.

4.11

The CLG household projections show household growth of about 3,000 over the 2015-35 period –
this is around an 8% increase. This is significantly slower than the rate of growth expected
nationally (19.9%).
Table 4:

Household change 2014 to 2035 (2014-based CLG household projections)

Households
2014
Hambleton
38,936
Source: CLG household projections
Area

4.12

Households
2035
41,994

Change in
households
3,058

% change
7.9%

Data from the 2014-based projections can be compared with equivalent information from the
previous release (2012-based CLG household projections) – this is shown in Tables. Overall, it is
clear that the more recent projections show a lower level of household growth in Hambleton.
Table 5:

Household change 2014 to 2035 (comparing 2012- and 2014-based CLG
household projections)
Area

2012-based

Hambleton
3,542
Source: CLG household projections
4.13

2014-based
3,058

Difference (2014based – 2012-based)
-484

Whilst the 2014-based data is the latest ‘official’ population projection and therefore forms the
starting point for analysis in line with the PPG, it is worth testing the assumptions underpinning the
projections to see if they are broadly reasonable in the local context. This involves considering both
the population projections (the SNPP from ONS) and also the way CLG have converted this data
into households.

4.14

The analysis below initially considers the official population projections, before moving on to
consider past trend data in more detail, and also data released since the population projections
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were published (in particular, ONS has subsequently published new mid-year population estimates
for 2015 and 2016).

2014-based Subnational Population Projections (SNPP)
4.15

The latest SNPP were published by ONS on the 25

th

May 2016. They replaced the 2012-based

projections. Subnational population projections provide estimates of the future population of local
authorities, assuming a continuation of recent local trends in fertility, mortality and migration which
are constrained to the assumptions made for the 2014-based national population projections. The
new SNPP are largely based on trends in the 2009-14 period (2008-14 for international migration
trends).
4.16

They are not forecasts and do not attempt to predict the impact that future government or local
policies, changing economic circumstances or other factors might have on demographic behaviour.
The primary purpose of the subnational projections is to provide an estimate of the future size and
age structure of the population of local authorities in England. These are used as a common
framework for informing local-level policy and planning in a number of different fields as they are
produced in a consistent way.
Overall Population Growth

4.17

Table 6 shows projected population growth from 2014 to 2035 across in Hambleton and England as
a whole. The data shows that the population of the district is projected to grow by around 3,700
people (2014-35); this is a 4.1% increase. Population growth is projected to be significantly stronger
nationally (14.3%).
Table 6:
Area

Projected population growth (2014-2035) – 2014-based SNPP
Population 2014

Population 2035

Hambleton
89,828
Source: ONS and demographic projections
4.18

93,534

Change in
population
3,706

% change
4.1%

The ONS has also published (October 2017) a set of national population projections (2016-based),
these show a substantially reduced level of population (11.7%) than their predecessor. This reflects
reduced fertility, life expectancy and an expected reduction in net international migration.

4.19

It is not possible to be certain about the impact the new projections will have for individual local
authority areas (or the HMA). However, because these projections are reconciled with those for the
UK as a whole (reflecting the ONS’ assumptions that there will be lower long-term international
migration and lower improvements in life expectancy), it would be reasonable to expect that 2016based SNPP and Household Projections will in due course show substantially lower growth than the
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current (2014-based) SNPPs and Household Projections. Both of these projections are expected to
be published in summer 2018.

Sensitivity Testing: Alternative Demographic Scenarios
4.20

The SNPP is based on short term migration trends (2009-14 for internal migration and 2008-14 for
international migration) with figures being constrained to national totals in the ONS national
population projections. However, it is noted that levels of migration and population growth have
been variable over time. On this basis it would be reasonable to consider alternative (sensitivity)
scenarios – such an approach is set out in para 2a-017 of the PPG which states ‘plan makers may
consider sensitivity testing, specific to their local circumstances, based on alternative assumptions
in relation to the underlying demographic projections…’.

4.21

The sensitivity scenarios take account of longer-term migration trends and also the ‘Unattributable’
component of population change within ONS population data for the 2005-11 period. Additionally,
data from the ONS 2015 mid-year population estimates (MYE) is considered.

4.22

The analysis below therefore considers four potential sensitivities to the figures. These can be
described as:
 Implications of 2015 and 2016 Mid-Year Population Estimates – Rebased SNPP;
 Implications of 10-year migration trends – 10-year migration;
 Implications of 15-year migration trends – 15-year migration; and
 Implications of Unattributable Population Change (UPC) and 15-year migration trends – 15-year
migration (+UPC).
Rebased SNPP

4.23

This projection takes assumptions from the 2014-based SNPP, but overwrites the population
projection figures for 2015 and 2016 by those in the ONS Mid-Year Population Estimates (by age
and sex) as there is data on population growth available and it is not therefore necessary to project
it. Moving forward from 2016, this projection uses the same birth and death rates as contained in
the 2014-based SNPP and the actual projected migration figures (by age and sex). Due to age
structure differences in the MYE compared to the projection, this does mean that population growth
from 2016 onwards does not exactly match that in the actual projections as published.
10-year migration/15-year migration

4.24

These projections use information about migration levels in the 10-year period (2006-16) and also a
15-year period (2001-16); the scenarios therefore include the most up-to-date MYE figures (for
2016). The projections do not just look at the migration figures and roll these forward but recognise
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that migration can be variable over time as the age structure changes. With international migration,
this projection also takes account of the fact that ONS are projecting for international net migration
to decrease in the longer-term.
4.25

To overcome the issue of variable migration, the methodology employed looks at the share of
migration in each local authority compared to the share in the period feeding into the 2014-based
SNPP (which is 2009-14 for internal migration and 2008-14 for international migration). Where the
share of migration is higher in the 10-/15-year period, the projection applies an upward adjustment
to migration, and vice versa.
15-year migration (+UPC)

4.26

As shown earlier there is a modest level of Unattributable Population Change (UPC) in the ONS
data for Hambleton. In this instance UPC is positive. This suggests that the components of change
feeding into the SNPP may under-estimate migration and population growth.

4.27

Whilst making an adjustment for UPC could be an alternative scenario, it is not considered, on its
own, to be a robust alternative to the SNPP. The main reasons for this are that it is unclear if UPC
is related to migration and more importantly, due to changes in the methods used by ONS to
measure migration it is most probable that any errors are focused on earlier periods (notably 20016) and therefore a UPC adjustment for more recent data would not be appropriate. On this basis,
whilst it is not considered that UPC should be included on its own as a projection to take forward
into the modelling of objectively assessed need it is considered that there is merit in looking at UPC
when also considering longer-term trends.

4.28

Hence, this sensitivity projection takes the outputs from the longest-term (15-year) migration
scenario and makes a further additional adjustment for UPC. For the purposes of analysis, it has
been assumed that UPC is a one-off adjustment and takes account of the age structure as shown
by ONS.
Outputs from different demographic projections

4.29

Table 7 shows the estimated level of population growth in the SNPP and the alternative projections
developed for Hambleton. Taking the 2014-35 period, the SNPP shows population growth of 4.1% this figure increases slightly (4.5%) when more recent population and migration data is included in
the modelling (i.e. to include 2015 and 2016 MYE data).

4.30

When looking at 10-year trends the projected population growth is higher stile (a 6.7% increase)
and with longer-term (15-year) trends (7.6%) and an adjustment for UPC the figure increases again ,
to show population growth as high as 9.7%.
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Projected population growth (2014-2035) – alternative scenarios

Population
2014
2014-based SNPP
89,828
Rebased SNPP
89,828
10-year migration
89,828
15-year migration
89,828
15-year migration (+UPC)
89,828
Source: Demographic projections
Scenario

Population
2035
93,534
93,857
95,823
96,621
98,582

Change in
population
3,706
4,029
5,995
6,793
8,754

% change
4.1%
4.5%
6.7%
7.6%
9.7%

Appropriateness of alternative scenarios
4.31

Having developed a range of scenarios based on alternative migration assumptions, it is
appropriate to consider which are the most appropriate to use when taking the data forward into
estimates of housing need.

4.32

The SNPP projections are based on official projections which are identified in the PPG as the
starting point for analysis of housing need. The rebased SNPP takes into account the latest
demographic data. However, the projections for migration are based on trends between 2008/9 –
2014 which included a period of substantial under-delivery of housing in the district.

4.33

The projection linked to 10-year migration trends should be given some weight although this period
also included a period of marginal under-delivery of housing in the district. Although less so than in
the SNPP and the part of the 15-year period of which there is published data.

4.34

As the analysis of housing need has developed over time it has become common practice to
consider 10-year trends as well as the most recent official projections. Given that both population
growth and migration in the district has been variable over time, this projection might be described
as being more ‘stable’.

4.35

A 15-year trend projection might therefore be argued as even more stable, however when looking
back that far there is a greater risk of picking up trends which no longer persist. However for
consistency with the previous SHMA this should also be given consideration. This also provides a
slightly higher level of population growth than the 10-year projections.

4.36

Adding in a UPC adjustment to the 15-year trends shows a higher projected level of population
growth and is arguably also a projection that should be given consideration. However, it is noted
that including UPC within projections is not an approach universally supported by planning
inspectors (or indeed by ONS).
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It is the case that any errors due to UPC may now be quite historic (and potentially associated with
data prior to 2006). Hence, on balance, it is generally not recommended that the UPC adjustment is
fed into conclusions about OAN.

4.38

Overall, the modelling to follow continues to look at the five scenarios developed. However, in
drawing conclusions about a reasonable level of population growth to plan for, the official
projections (rebased to 2016) and those linked to 15-year trends should be the main ones used to
understand potential range of housing need.

Household Formation Rates
4.39

Having studied the population size and the age/sex profile of the population the next step in the
process is to convert this information into estimates of the number of households in the area. To do
this the concept of Household Representative Rates (HRR) is used. HRRs can be described in their
most simple terms as the number of people who are counted as heads of households (or in this
case the more widely used Household Reference Person (HRP)).

4.40

In June 2016, CLG published a new set of (2014-based) household projections – the projections
contain two core analyses. The Stage 1 household projections project HRRs based on data from
the 1971, 1981, 1991, 2001 and 2011 Censuses with outputs for age, sex and marital status. For
younger age groups greater weight was given in the CLG projections methodology to the
dampened logistical trend than the simple logistics trend; the effect of which is to give greater
weight to the shorter-term trends.

4.41

The Stage 2 household projections consider household types and the methodology report
accompanying the projections is clear that these projections are based on just two data points –
from the 2001 and 2011 Census. Overall outputs on total household growth are constrained to the
totals from the Stage 1 Projections. This means that both sets of projections show the same level of
overall household growth (when set against the last set of SNPP) but some of the age specific
assumptions differ. Differences can however occur between the Stage 1 and 2 headship rates when
modelled against different population projections (due to differences in the age structure).

4.42

Overall, it is considered that the Stage 1 projections should be favoured over the Stage 2 figures for
the purposes of considering overall household growth; this is for two key reasons: a) the Stage 1
figures are based on a long-term time series (dating back to 1971 and using 5 Census data points)
whereas the Stage 2 figures only look at two data points (2001 and 2011) and b) the Stage 2
figures are constrained back to Stage 1 values, essentially meaning that it is the Stage 1 figures
that drive overall estimates of household growth in the CLG household projections themselves. The
analysis to follow therefore focuses on Stage 1 figures.
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Hambleton District Council

Projected household formation rates by age of head of household – Hambleton
15-24

25-34

35-44

45-54

55-64

65-74

75-84

85 and over

Source: Derived from CLG data
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Figure 2 shows how Stage 1 figures differ for different age groups. It is evident from the analysis
that household formation amongst households in their late 20s and early 30s fell slightly over the
2001-11 decade. Although this was less obvious in Hambleton than the wider region or country.

4.44

Moving forward from 2011, the data does suggest that there will not be any notable further
reduction (with any reduction only apparent after about 2029). The 2014-based household
projections also expect household formation rates amongst older age groups to fall over time. Given
improving life expectancy this ‘trend’ looks to be reasonable (as it would be expected that more
people would remain living as couples).
Sensitivity Testing Household Formation Assumptions

4.45

The PPG in Para 2a-017 states that it may be sensible to undertake sensitivity testing around
household formation rates; and sets out that the household formation rates may in some
circumstances have been suppressed historically by an under-supply of housing and worsening
affordability (Para 2a-015). Against this context, GL Hearn has considered trends in household
formation in the 2014-based Household Projections.

4.46

Figure 2 shows that in Hambleton, household formation rates for younger households had fallen.
4

Research by the late Alan Holmans has suggested that this is likely in part due to increasing
international migration and in part due to economic factors and affordability. His research identified
that:
‘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’.
4.47

Broadly what Dr Holmans was saying is that about half of changes to household formation seen
nationally are due to market factors and about half due to international migration.

4.48

International migration has been a notable component of demographic trends in Hambleton, as the
components of change analysis in shows, and international migration is therefore likely to have
contributed to a fall in household formation amongst younger households.

4

Holmans, A. (2013) New estimates of housing demand and need in England, 2011-31, TCPA, London.
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5

Research by Neil McDonald and Christine Whitehead has taken forward the Holmans’ research to
consider the 2012-based Household Projections. The assumptions on household formation in the
2014-based Household Projections are very similar to these.

4.50

Their research identified that changes in household formation amongst younger households are not
just related to the recession and housing market factors, but to levels of student debt, impacts of
welfare reform, changes in types of employment, and higher numbers of couple households than
previously projected, as well as the impacts of international migration on changing household
structures.

4.51

The implication of all of this is that the household formation assumptions in the 2008-based
Household Projections, which pre-dated the 2011 Census, should be considered too high and it is
unrealistic to assume a ‘full return’ to these.

4.52

Nonetheless, as the analysis above shows some reduction in the HRRs for the population aged 2534 a sensitivity test has been developed to look at an alternative approach to HRRs. In this
sensitivity, a ‘part-return-to-trend’ analysis has been developed, where the rate of household
formation sits somewhere between figures in the 2014-based projections and those in an older
2008-based version.

4.53

The adjustment has been applied to the 25-34 age group with outputs being provided in the
following section. These headship adjustments are modelled in drawing conclusions on both the
demographic and economic-led need for housing in this report.

4.54

While the 35-44 age group doesn’t show any reduction, either historically and in future, particularly
within Hambleton as it does elsewhere. However, it has again become common practice to include
a similar adjustment to this age group also. This is largely borne out of the suggested changes from
6

the Local Plan Expert Groups suggested changes to the PPG .
4.55

It should however be noted that the adjustments to the 35-44 result in a decreased need within
Hambleton albeit marginal. It therefore makes very little difference which of these approaches is to
be preferred in this instance.

5
6

McDonald, N. and Whitehead, C. (Nov 2015) New estimates of housing requirements in England, 2012 to 2037.
http://lpeg.org/wp-content/uploads/2016/02/Appendices-local-plans-report-to-government.pdf
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Housing Need
4.56

The table below bring together outputs in terms of household growth and housing need using the
2014-based HRRs and with an uplift to the 25-34 and 25-44 age group. To convert households into
dwellings the data includes an uplift to take account of vacant homes. This has been based on 2011
Census data with an adjustment to take account of the reduction in the number of vacant homes
seen since 2011. The vacancy rates applied is 4.7%

4.57

The Council Tax Register (CTR) as published could have been used as an alternative source
(which would be more up-to-date). However, there are concerns that the CTR may not include all
vacant homes and therefore would underestimate the figures (which would slightly reduce the
housing need). In the modelling, household growth figures are uplifted by these figures to provide
an estimate of housing need. It is assumed that such a level of vacant homes will allow for
movement within the housing stock and includes an allowance for second homes.

4.58

In Hambleton, the analysis shows an overall housing need for 153 dwellings per annum when using
the 2014-based SNPP as the underlying population projection (2014-35). This figure goes up
slightly when the assumptions include MYE data for 2016 (166 dpa). With long-term (10-year)
migration assumptions the housing need is shown to be for some 204 dwellings per annum, and
with longer-term (15-year) trends 220 dpa. Although not a robust demographic scenario the
inclusion of a UPC adjustment to the 15-year trend scenario results in the highest figure at 225 dpa.
Table 8:

Projected housing need – range of demographic based scenarios and 2014-based
HRRs – (2014-35)
Households 2014

2014-based SNPP
38,935
Rebased SNPP
38,935
10-year migration
38,935
15-year migration
38,935
15-year migration (+UPC)
38,935
Source: Demographic projections
4.59

Households 2035
41,999
42,273
43,020
43,341
43,444

Change in
households
3,063
3,338
4,084
4,406
4,508

Per annum
146
159
194
210
215

Dwellings
(per
annum)
153
166
204
220
225

If the part-return to trend HRRs are applied to those aged 25-34 only the level of housing need
increases; in the case of the SNPP, by about 9% to 167 dwellings per annum. All other scenarios
also increase.
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Table 9:

Projected housing need – range of demographic based scenarios and full return
to 2001 rates for 25-34 year olds – (2014-35)
Households 2014

2014-based SNPP
38,935
Rebased SNPP
38,935
10-year migration
38,935
15-year migration
38,935
15-year migration (+UPC)
38,935
Source: Demographic projections
4.60

Hambleton District Council

Households 2035
42,288
42,565
43,323
43,649
43,752

Change in
households
3,352
3,630
4,388
4,713
4,817

Per annum
160
173
209
224
229

Dwellings
(per
annum)
167
181
219
235
240

If the part-return to trend HRRs are applied to those aged 25-44 the level of housing need also
increases but to a lesser extent; in the case of the SNPP, by about 7% to 164 dwellings per annum.
Again, all other scenarios also increase, with the upper end projection (15-year based) showing a
need for 232 dpa.
Table 10: Projected housing need – range of demographic based scenarios and Part Return
to Trends HRRs for 25-44 year olds – (2014-35)
Households 2014
2014-based SNPP
38,935
Rebased SNPP
38,935
10-year migration
38,935
15-year migration
38,935
15-year migration (+UPC)
38,935
Source: Demographic projections

Households 2035
42,225
42,500
43,256
43,580
43,692

Change in
households
3,290
3,564
4,320
4,645
4,757

Per annum
157
170
206
221
227

Dwellings
(per
annum)
164
178
215
232
237

Drawing Conclusions on the Demographic-led Need for Housing
4.61

The above analysis can be brought together to draw initial conclusions on the need for housing
based on the demographic evidence.

4.62

The starting point housing need for Hambleton is 153 dpa, using the 2014-based Household
Projections as published. However there is a strong basis for taking into account the latest
demographic information – 2015 and 2016 Mid-Year Population Estimates – and rebasing the
SNPP to take these into account, in line with Paragraph 2a-017 in the PPG. This results in a need
for 166 dpa for the period 2016-30.

4.63

Consideration should also however be given to the longer term migration trend projections prepared
by GLH/JGC. Similarly the need for adjusting the household formation rates is not entirely obvious
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as the analysis shows some historic reduction in the HRRs for the population aged 25-34 being with
no evident improvement in future. Both these adjustments result in a slightly higher need for over
the same period
4.64

Table 11 shows a summary of the outputs for the starting point and the alternative scenarios for
Hambleton. The overall range shows a need for between 153 dpa to 240 dpa. However GL Hearn
conclude that due to uncertainty around UPC and the need to incorporate the latest population data
a more reasonable range may be 166 to 235 dpa.
Table 11: Projected housing need – range of demographic based scenarios – (2014-35) –
per annum housing need
2014-based HRRs
2014-based SNPP
Rebased SNPP
10-year migration
15-year migration
15-year migration (+UPC)
Source: Demographic projections

4.65

153
166
204
220
225

Full return to 2001
rates – 25-34
167
181
219
235
240

Part-return to trend
25-44
164
178
215
232
237

To put this into context the October 2016 SHMA Update calculated a demographic need in the
range of 168 to 207 dwellings per annum with the lower end of the range reflecting the 2012-based
household projections with the upper end based on longer term migration trends (2001-14). This
however does not include any adjustment to household formation rates.

Proposed Standardised Methodology
4.66

The CLG’s proposed methodology takes the official projections as the starting point. This is
adjusted on the basis of market signals. However, that adjustment is then capped to 40% above a
shifting figure depending on the status of the local authority’s local plan.
Start Point

4.67

Paragraph 17 of the “Right Homes in the Right Places” consultation document proposes “that
projections of household growth should be the demographic baseline for every local authority”.
Having previously stated at paragraph 16 area that “The Office for National Statistics’ projections for
numbers of households in each local authority are the most robust estimates of future growth”.

4.68

The most up-to-date projections are the 2014-based Department for Communities and Local
Government (DCLG) household projections published in July 2016. The consultation document
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proposes “that the demographic baseline should be the annual average household growth over a
10-year period”.
4.69

Across the district, the 2014-based projections show household growth of 1,731 for the 2016-36
period (173 households per annum). This equates to a 4.4% increase in households over the same
period. By comparison the household growth for England is around 18.2%. It should be noted that
the proposed methodology does not make any adjustment to translate household growth to
dwellings.
Market Signals Adjustment

4.70

The proposed methodology seeks to adjust the demographic baseline on the basis of market
signals. The adjustment increases the housing need where house prices are high relative to
workplace incomes. This uses the published median affordability ratios from the Office for National
Statistics based on workplace-based median house price to median earnings ratio for the most
recent year for which data is available which is 2016.

4.71

Specifically, the adjustment increases the housing need derived from the household projections by
0.25% for every point the affordability ratio is above four (4.0). This is justified on the basis that four
is the typical multiple used by mortgage providers to gauge affordability. The equation is as follows:
Adjustment factor = (Local affordability ratio – 4)/4 X 0.25

4.72

In 2016 the workplace affordability ratio in Hambleton was 8.9; i.e. median house prices were 8.9
times the median earnings of those working in the district. This means that the adjustment factor in
Hambleton is 0.31 or 31%. This is calculated as follows: (8.9 - 4) / 4 * 0.25)

4.73

To this point the housing need in Hambleton would be 31% above the demographic baseline of 173
households per annum. This equates to 226 dwellings per annum, however this does not include
any capping.
Capping

4.74

The final stage of the proposed methodology is to cap the OAN to a level which is deliverable.
Paragraph 25 of the proposed methodology paper sets out the parameters of this cap setting out
that:
a) for those authorities that have adopted their local plan in the last five years, we propose that
their new annual local housing need figure should be capped at 40 per cent above the annual
requirement figure currently set out in their local plan; or
b) for those authorities that do not have an up-to-date local plan (i.e. adopted over five years
ago), we propose that the new annual local housing need figure should be capped at 40 per cent
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above whichever is higher of the projected household growth for their area over the plan period
(using Office for National Statistics’ household projections), or the annual housing requirement
figure currently set out in their local plan.
4.75

As Hambleton District adopted its local plan in 2007 the OAN is capped at 40% above official
projections. As the affordability adjustment is less than 40% then no cap is applied. The OAN for
Hambleton is therefore 226 dwellings per annum.

4.76

It should be noted that the adopted figure reflects the Plan Area i.e. excluding the parts of the
district which fall within the National Park. It is therefore not a like for like comparison with the
household projections (with and without adjustment) set out above.

Key Points
1. The Hambleton population totals 90,537 persons as of mid-2016. This has grown by 14%
since 1991, with an average annual growth of 0.5%.
2. Net Internal migration has been a key driver of historic population change, although levels of
migration have been lower in the most recent past.
3. The starting point of the assessment is the 2014-based projections which show an average
household growth of about 153 household per annum for the period 2014-35 – this would be
a 7.8% increase.
4. Taking into account the latest MYE increases this to 166 dpa. Recognising that longer term
trends provide a more stable basis to project growth we developed scenarios which have
examined 10 and 15-year trends. The higher of these, based on 15-year trends, results in a
housing need of 204 to 220 dpa
5. Including an adjustment to Household Formation Rates take the higher of the longer term
trends to between 232 and 235 dpa depending on which age group these adjustments are
applied to.
6. The concluded demographic need in Hambleton for the period 2014-35 should be seen as a
range from 166 dpa to 235 dpa.
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EMPLOYMENT FORECASTS AND ECONOMIC LED HOUSING NEED
Introduction

5.1

In this section, consideration is given to economic growth and how this may influence the level and
distribution of housing need. The relationship between economic growth and housing need is
complex, influenced by a number of factors including:
 The inter-relationship between jobs and people, recognising that some people hold down more
than one job;
 Levels of economic participation, with employment rates a function of a number of factors
including the availability of jobs and skills; and
 Commuting patterns and ratios, which can influence the balance between residents in
employment and jobs in an area. These are influenced by transport connections, investment, the
availability of employment opportunities and earnings levels.

5.2

The complexity of these factors, coupled with the inevitable uncertainties associated with predicting
long-term economic performance, makes accurate modelling of the numbers of homes needed to
support future economic growth inherently difficult to accurately predict. However Planning Practice
Guidance requires consideration of the relationship between jobs growth and housing need.

5.3

Although the plan period is the 2014-2035 period we have only sought to calculate the housing
need resulting from residual growth from 2016-35. Any increase in employment in the interim period
has already been addressed by the market likely through a combination of increased employment,
reduced unemployment and changing commuting patterns.

5.4

While the housing need is calculated based on the jobs growth of the 2016-35 period it is reported
as an annual average over the 14-35 period. To inform the HEDNA, GL Hearn has purchased the
following:
 Cambridge Econometrics (CE), August 2017; and
 Oxford Economics (OE), Autumn 2017

5.5

The Council also provided us with access the Regional Econometric Model (REM) which is an
employment forecast produced by Experian for the Regional Economic Intelligence Unit which is
part of Leeds City Council.

5.6

However, forecasts provide a tool which can be used to interrogate and understand economic
growth potential, but should not be used uncritically. They are mathematical models and should be
interrogated alongside other information in drawing conclusions on economic growth potential.

5.7

The three forecasts were purchased to allow us to compare and contrast their outputs. The models
work in different ways. In all cases these are largely based on disaggregated national forecasts
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derived from their experts based on trends, research and opinions. As such they may take different
but equally valid views on how sectors may perform in future.
Methodological Differences
5.8

CE’s projections are baseline economic projections based on historical growth in each of the local
authorities relative to the Yorkshire and Humber region or UK (depending on which area it has the
strongest relationship with), on an industry-by-industry basis. The projections assume that those
relationships continue into the future. Thus, if an industry in the local authority outperformed the
industry in the region (or UK) as a whole in the past, then it will be assumed to do so in the future.

5.9

Similarly, if it underperformed the region (or UK) in the past then it will be assumed to underperform
the region (or UK) in the future. The data on employees in employment by industry are taken from
the BRES and the earlier Annual Business Inquiry (ABI).

5.10

The CE forecasts further assume that economic growth in the local authority is not constrained by
supply-side factors, such as population and the supply of labour. Therefore, no explicit assumptions
for population, activity rates and unemployment rates are made in the projections. They assume
that there will be enough labour (either locally or through commuting) with the right skills to fill the
jobs. This is a key difference between the CE and the OE forecasts.

5.11

The OE forecasts’ starting point for producing employment forecasts for a local authority is the
determination of workplace-based employees in employment in each broad sector. There are two
key sources for this – ONS Workforce Jobs (WFJ) and the BRES.

5.12

The OE forecasts are produced within a fully-integrated system, which makes assumptions about
migration, commuting and activity rates when producing employment and population forecasts.
Within the OE model, migration is expected to grow or decline in parallel with the employment total.
This ensures that the relationship between the labour market outlook and the population outputs are
inter-linked.

5.13

The OE forecasts, like the CE forecasts, are based on a global view of growth which is translated to
the UK, then the Yorkshire and Humber region and then each local authority within the region.
However, how the national level of growth is translated to a regional and local authority level differs
from sector to sector. Some of the sectors are driven predominantly by population estimates, others
by total employment in the area and the remainder by the sector’s performance relative to the
regional performance.
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Experian’s Regional Econometric Model also takes a ‘top-down’ approach to produce forecasts at
the regional and local authority level. At all stages, the national macroeconomic forecast is the main
control, followed by the regional forecast.

5.15

Experian’s local model is based on the resolution of demand and supply for labour and takes
account of ONS’s Sub-National Population Projections, economic activity rates, commuting patterns,
and labour demand.

5.16

The model estimates demand for labour at an industry level by linking job growth in a local area to
growth in the same industry at the regional level and then constraining demand for jobs by industry
to demand for jobs for the same industry at the regional level.

5.17

Commuting flows act as a balance between the demand and supply of labour within a region. The
inflow and outflow of workers across the regional boundary is shared out between local areas
according to their historic commuting patterns.

Historic Growth
5.18

It is reasonable to assume that historic trends in employment growth reflect the competitive position
of a local economy within its region and nationally. If the competitive position of a locality has not
changed and is not expected to change, then these historic trends may provide a reasonably good
guide to the likely future pattern of employment growth, unless there are changes in the
performance of the national economy, or regional patterns of growth.

5.19

However, the selection of different start and finish dates for the analysis of trends can have a very
substantial impact on the indicative trend when expressed as an average annual job growth over
time. Thus the selection of start and end dates for trend analysis is a matter of considerable
importance.

5.20

Guidance is not prescriptive on the most appropriate period of time to analyse trend rates of
employment growth. Often in these studies a 10-year period is deemed appropriate in that it
captures all of the recent past and should reflect the current competitive position of the local
economy.

5.21

However, within any given period there could be periods of particular growth or decline with the
latter being the case in the past 10 years. Such trends therefore may not be reflective of longer term
trends.

5.22

If one wants to establish the long run trend rate of employment growth, there is a strong case for
examining the trend rate of growth over the course of the business cycle. The business cycle is the
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term used to describe the tendency observed nationally for economies to swing from expansion
through to boom, into recession, and then a recovery phase.
5.23

In adopting this approach one can either examine the trend over the period from peak to peak; or
from trough to trough. The UK economy has followed this pattern since 1945 with periods of
expansion and contraction triggered by a variety of different events, with each cycle having a
duration of between 5 and 18 years. The most recent national business cycle measured peak to
peak lasted from 1990 to 2007 being one of the longest periods of uninterrupted growth in the
period since 1945.

5.24

However, the resilience of a local economy means that its deterioration and recover can be faster or
slower than the national trends. Also some areas can be impacted by a “double-dip” or “false-dawn”
therefore the local business cycles may not reflect the same period.

5.25

Figure 3 shows total employment (all jobs both full and part time, including self-employment) in
Hambleton over the period 1991 to 2017. As with all smaller geographies it is difficult to exactly
identify the business cycle. However both the CE and OE forecasts show a similar trend over the
1993 to 2005 period (peak) and the 1995 to 2008 (trough). Job growth restarted in 2009 but growth
has been inconsistent in that period.
Figure 3:

Total Employment in ‘000 in Hambleton 1991-2017

Source: Oxford Economics, Cambridge Econometrics
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However there was a clear spike in employment in 2004 and 2005. On examining the Annual
Business Inquiry (ABI) data which sits behind the forecasts this was driven by a 2,000 jobs growth
in Secondary Education. Given there is no knowledge of any major (or multiple) schools openings
(or subsequent closures) this is likely to represent a mis-recording of survey data.

5.27

Given that secondary data is primarily the domain of North Yorkshire County Council which is
based in Hambleton it is possible that the survey recorded all County Council employment in
Northallerton where they are registered rather than the schools across the county where they work.

5.28

The data does get amended in subsequent years and returns to 2001 levels by 2008 which had
been consistent for at least the three years previous. This anomaly therefore impacts the peak to
peak and not the trough to trough analysis. We have therefore taken the business cycle analysis on
the trough to trough basis.

5.29

Employment in the period 1995 to 2008 increased by 2,800 jobs under the CE forecasts and 1,300
in the OE forecasts. This equates to an average increase of around 215 and 100 jobs per annum
over the 13-year period respectively.
Table 12: Total Employment Growth 1995-2008 in ‘000 by Forecast
Change
No. of
1995-2008
Years
CE
41,100
43,900
2,800
13
OE
45,800
47,100
1,300
13
Source: Oxford Economics, Cambridge Econometrics
1995

5.30

2008

Job Change
Per annum
215
100

CAGR
0.5%
0.2%

Translating this into a compound annual growth rate (CAGR) the CE forecasts show a growth of
0.5% per annum whereas the Oxford Economics forecasts equate to a growth of 0.2% per annum.

Baseline Forecast
5.31

Figure 4 shows the employment trends in the baseline forecasts. Some modest differences arise in
employment numbers between the three datasets, although going forward the Cambridge
Econometrics forecasts are far more positive. Experian largely flat-lines (modest growth) and
Oxford Economics anticipate a fall.

5.32

The more modest level of growth set out in the OE forecasts is reflective of the more pessimistic
view it has on all but two of the individual sectors in comparison to OE. In comparison to the REM
forecasts are more positive but the CE forecasts are again higher in all but four sectors.
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Reflecting the Business Survey and Employment Register (BRES) data which sits behind their
forecasts each of the forecasts show a substantial growth in the 2014 to 2016 period with the
largest growth in the CE forecasts (3,700 jobs).

5.34

As mentioned previously we have assumed that any growth in the 2014 to 2016 period has been
responded to in both the commercial and residential market terms. In other words it has been
accommodated and employment growth has occurred within the housing growth at the same time.
Figure 4:

Employment Growth – (1991-2034)

Source: Oxford Economics and Cambridge Econometrics 2017
5.35

As shown the recent trends are not taken forward in the projections which in each case are more
reflective of the longer term trends. To prove a like for like analysis over different periods and start
points we have provided the CAGR over the 2016-35 period.
Table 13: Annual job growth (2016-35)
OE

CE

Experian

Annual Jobs Growth
-90
100
20
CAGR
-0.18%
0.18%
0.03%
Source: Experian, Cambridge Econometrics and Oxford Economics (numbers are rounded)
5.36

Overall, the OE forecast expects job decline to the virtually the same extent as CE expect it to grow.
Overall the difference between the CE and OE forecasts is around 190 jobs per annum when
viewed over the 2016-35 period. While the REM forecasts only predict a very modest growth.

5.37

The CE forecasts expect a substantially higher rate of growth than the other forecasts. However in
both CE and OE’s case the rate of growth is substantially lower than the previous business cycle.
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The slower rate of growth going forward is not confined to Hambleton District but is expected
regionally and nationally. The forecasting houses justify the slowing rate of growth for two key
reasons:

5.39

Regionally and nationally, OE do not expect the consumer to continue to be a key driver of growth
as interest rates and inflation rise over the forecast period. Thus, at a regional scale, they expect
more modest growth within the wholesale, retail and accommodation and food service sectors.

5.40

Secondly public services growth is also likely to be weaker in the 2016 to 2035 period due to
government spending constraints (austerity), thus the outlook for public administration, healthcare
and education is more subdued than has been seen historically.

5.41

For a number of sectors declining employment has not necessarily resulted in a decline in output.
This is largely due to automation or increase the value of output. We have therefore sought to
analysis this element of the forecast below.
GVA Growth

5.42

Oxford Economics are the only forecasts which provide GVA outputs. These indicate that
Hambleton District’s economy is expected to grow by 1.2% per annum (GVA growth) over the 2016
to 2035 period despite the 0.2% decline in jobs over the same period in the same forecasts.

5.43

As with the jobs forecast future growth is expected to be slower than historic growth in GVA. The
anticipated growth is around a third the growth achieved over the previous economic cycle (19952008) – 3.9% growth per annum.

5.44

Within the OE forecasts. The future GVA growth is particularly driven by strong relative growth in
professional, scientific and technical activities, together with a strong contribution from the
Information and communication and Financial and insurance activities sectors. Although in absolute
terms the manufacturing, construction and real estate activities are the largest growth sectors.

5.45

Manufacturing employment in Hambleton has seen a historic decline of 1.7% per annum over the
period 1995-2005. In contrast GVA increased by 2.1% per annum. The historic analysis indicates
the net reduction of jobs is not translated into a reduction in productivity and thus demand for
floorspace.

5.46

The outlook moving forward is less positive and shows an overall increase of 0.9% per annum in
GVA with a forecast annual average decline of -1.5% per annum in employment to 2035. At the
same time the CE forecasts anticipate a decline in employment of 0.8% per annum.
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However we know that the manufacturing sector is one of a number of target sectors which are
expected to help drive employment grow in Hambleton. Both the Council and the LEP are actively
encouraging growth which will not be picked up in trend based forecasts. We have attempted to
predict the impact of these below.

Adjusted Forecasts
5.48

While the baseline forecast provides a good indication of the direction of growth it does not reflect
the progression of some specific sectors locally. We have considered the Baseline Forecast for
these sectors and reviewed the historic and future trends for the district in each and compared this
to regional and national trends.

5.49

Recent trends show substantial growth which although not expected to continue at the same rate
neither the district council nor the LEP expects any decline in employment. However these are just
trend based employment forecasts and do not reflect local initiatives which are likely to result in
above trend employment growth.

5.50

GL Hearn has analysed the CE forecasts and made adjustments to reflect our knowledge of these
initiatives. We have chosen to adjust the CE forecasts (as we did in the 2016 SHMA update) as
these provide the most positive starting point.

5.51

In summary adjustments were made to a number of sectors including; agriculture, mining &
quarrying, manufacturing, electricity, gas & water, construction, distribution, transport & storage;
and accommodation & food services. These adjustments result in an increased forecast jobs growth
of around 165 jobs per annum.

5.52

The location quotient analysis in Figure 10 of the 2016 Employment Land Review set out the
structure of Hambleton’s economy compared to that of the LEP area, Yorkshire and Humber region
and England and Wales in 2015. That figure illustrated that Hambleton has a particular
concentration of employment in:
 Public administration and defence;
 Construction;
 Wholesale;
 Manufacturing;
 Motor trades.

5.53

Additionally, the analysis from elsewhere suggested that this is considerable in Hambleton.
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The way that CE constructs their models means that the baseline forecast for some sectors in
Hambleton may more closely resemble the regional trends. Overall we need to recognise that some
will be less positive than the historic trends at both a local and regional level.

5.55

Furthermore when the regional trends for these sectors are disaggregated to a local authority level
it may result in a modest growth (or contraction) in Hambleton which does not necessarily reflect
either past trends, current market dynamics, or future growth opportunities.

5.56

Growth plans identified in the Local Enterprise Partnership (LEPs) Strategic Economic Plan Refresh
(2016) has identified a number of sectors which are expected to see high levels of jobs growth in
Northallerton in high–value economies.

5.57

This included redevelopment of the former HM Prison Northallerton which is to be redeveloped to
into a mixed commercial, leisure and housing scheme. They also want to build on the strengths in
food and drink manufacturing along the A1 at Leeming Bar.

5.58

More widely the LEP seeks to grow employment in Agri-tech, Engineering, Construction, visitor
economy, the bio-economy sectors. This however is primarily through investment in education,
skills and training.

5.59

GL Hearn has analysed the CE forecasts and made adjustments to reflect our knowledge of these
initiatives. We have chosen to adjust the CE forecasts (as we did in the 2016 SHMA update) as
these provide the most positive starting point.

5.60

In summary adjustments were made to a number of sectors including; agriculture to reflect growth
in Agri-tech anticipated by the LEP. While the focus on this will be in Ryedale the anticipated spin
off is expected to be across the County.

5.61

The agricultural sector in Hambleton is also fairly resilient to job losses as it is relatively high value.
This is linked to the quality of the land in the district and its relatively low altitude which allows it to
be more flexible and accommodating to higher value crops.

5.62

Manufacturing was adjusted to reflect strengths in food and drink manufacturing. More specifically
we adjusted the Food, drink & tobacco and Metals & metal products sub-sectors to reflect the local
economic strengths and initiative:

5.63

Linked to the Leeming Bar infrastructure upgrade and the expected increase in food manufacturing
we have also adjusted the growth in the transport & storage sector. This can also be linked to the
ongoing improvements to the road network at Dalton.
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Finally we have adjusted accommodation & food services sector along with distribution (retail) to
reflect the planned redevelopment of Northallerton Prison site and also the focus on the visitor
economy.

5.65

In our discussion with the LEP they expected that Hambleton was in a prime position to benefit from
increased tourism. This was linked to its access to the National Parks but other opportunities such
as growth at Thirsk racecourse and redevelopment of Newby Wiske.

5.66

Construction was also considered for an adjustment to reflect the scale of housing and employment
land growth in the area. However this was already quite positive therefore no additional adjustment
was made.
Figure 5:

Adjustments to Sectors

Source: Cambridge Econometrics and GL Hearn
5.67

These adjustments result in an increased forecast jobs growth of around 165 jobs per annum. This
is the equivalent of 0.3% per annum which although is below the historic rate of growth 0.5% within
the CE forecasts is similar to (actually slightly higher) to that set out in the previous Employment
Land Review (2016).
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Economic Led Housing Need
5.68

The series of sub-sections below set out the key assumptions used in the analysis of the link
between jobs and homes. Under many of the headings, additional sensitivity analysis has been
carried out. This is noted as relevant with core outputs in relation to the number of homes needed
being provided at the end of the section.
Double jobbing

5.69

The analysis considers that a number of people may have more than one job (double jobbing). This
can be calculated as the number of people working in the local authority divided by the number of
jobs. Data to estimate double jobbing has been taken from the Annual Population Survey (available
on the NOMIS website) and uses an average over the period since 2004. This period of time has
been used to reflect relatively high error margins associated with data for individual years.

5.70

The data suggests that around 4.6% of workers have a second job (data averaged from data for the
2004-17 period to recognise relatively high error margins associated with data for individual years).
This gives a double jobbing ratio in Hambleton of 0.954 (i.e. the number of jobs can be discounted
by 4.6% to estimate the required change in the workforce).
Commuting dynamics

5.71

As well as recognising that some people may have more than one job, the analysis takes account
of commuting patterns. Where an area sees more people out-commute for work than in-commute it
may be the case that a higher level of increase in the economically active/working population would
be required to provide a sufficient workforce for a given number of jobs (and vice versa where there
is net in-commuting).

5.72

The core analysis in this report uses commuting data from the Census and assumes that the
relationships seen in 2011 remain the same going forward. This is essentially the same core
assumption as in the SHMA with detailed information being found in Table 5 of the 2016 SHMA
Update (page 11). The commuting ratio applied to Hambleton is 0.93.
Growth in residents in employment

5.73

Table 14 brings together analysis of forecast job growth with double jobbing and commuting
dynamics to estimate the required change in the number of residents in employment. The analysis
(based on the 2016-35 period. This shows that for 165 jobs per annum to be filled, a slightly lower
increase in the number of residents in employment would be required (146 per annum).

GL Hearn
J:\Planning\Job Files\J039159 - Hambleton LP Housing & Emp Summary Paper\Reports\Report V10.docx

Page 45 of 131

Housing and Economic Development Needs Assessment, June 2018

Hambleton District Council

Table 14: Estimated growth in resident labour supply – per annum (2016-30) – OE forecast
Jobs ×
Commuting
Jobs
Double
ratio
Jobbing
OE
-90
0.954
-86
0.93
CE
100
0.954
95
0.93
REM
20
0.954
19
0.93
Adjusted
165
0.954
157
0.93
Source: Derived from a range of sources as discussed (numbers are rounded)
Double
jobbing

Resident
labour supply
-80
89
18
146

Economic activity/employment rates
5.74

Having estimated the likely required change to the workforce under a range of scenarios, the next
stage is to estimate how much growth is implied by demographic projections (to allow for a
comparison between jobs and workforce growth). This entails making assumptions about how
economic participation might change in the future.

5.75

Trends are of growing employment rates driven in particular by growing numbers of women in the
workforce and people working longer (linked to growing life expectancy and health and changes in
State Pension Age). The extent of the changes is however difficult to precisely predict.

5.76

The approach taken in this report is to derive a series of age and gender specific employment rates
and use these to estimate how many people in the population will be working as projections
develop.

5.77

By way of a sensitivity analysis or sense check, three alternatives have been developed; these are
both based on economic activity rates and are described below:
 Office of Budget Responsibility (OBR) – The latest set of OBR rates date from January 2017 and
have been widely used in analysis of this nature (mainly by the development industry). It is not
considered that these rates are very useful as they do not relate to economic forecasts and they
tend to show rates of change in the economically active population that are at odds with the
expectations of the main forecasting houses; and
 Experian – In February 2016, Experian published a set of economic activity rates which
underpinned the document ‘Comparison between Experian and OBR Participation Rate
Projections’. Generally, it is considered that the Experian rates can be used in analysis of this
nature. To some extent these can be viewed as an update to the SHMA rates, which were also
linked to Experian forecasts.
 SHMA – This reflects the approach set out in the previous SHMA and is used to ensure
consistency. The SHMA rates were based on consideration of a range of different forecasting
houses (OE, CE and Experian) forecasts (at a national level) and also took account of the 2011
Census and trends over the period since 2001.

5.78

In using the OBR and Experian data, it should be noted that the rates are for economic activity
rather than employment, and hence an additional consideration of how unemployment might
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change is necessary. However, as of the latest data (and consistently since 2007) it was the case
across Hambleton unemployment was already below regional and national levels. Hence any future
changes are likely to be modest and therefore no additional adjustments for unemployment have
been applied.
5.79

GL Hearn have some concerns with the use of OBR rates, as they look overly pessimistic and are
not directly linked to economic forecasts. To a lesser extent, concerns exist in relation to the
Experian rates – in this case the concern is more around the fact that typically (at a national level)
Experian forecast the highest levels of future job growth. As a result, their view on changes to
economic activity are likely to be toward the top end of a reasonable range. For these reasons, the
SHMA rates (which sit between OBR and Experian (generally nearer to Experian)) can be seen as
reasonably sound given the general uncertainly surrounding this issue.
Summary of assumptions and sensitivities

5.80

Table 15 sets out the range of assumptions used to look at the link between jobs and population
growth/housing need. The various sensitivities are also highlighted. In total this gives 12 different
scenarios (which trebles when looking at alternative HRR in each area). Hence only summary
(dwellings per annum) outputs are provided for scenarios other than under core assumptions.
Table 15: Assumptions used in modelling of link between jobs and homes in Hambleton
Topic
Job growth
Double jobbing
Commuting patterns
Employment/ Economic
activity rates

Core assumption
Adjusted forecast
Data from APS for the period
since 2004
Based on 2011 Census
SHMA assumptions

Sensitivities
CE forecast, OE Forecast and
REM/Experian Forecast
None
None
OBR and Experian
assumptions

Housing Need linked to Job-Growth Forecasts
5.81

Having studied the various issues above, the analysis moves on to consider what level of housing
might be required for forecasts to be met. This analysis is predominantly designed to see if there
are any areas where there is either a clear workforce shortage or a workforce surplus.

5.82

In line with the PPG, this analysis could provide an indication of where the locations of housing
might need to be amended when compared with the outputs of the demographic projections. Within
the modelling, migration assumptions have been changed so that across each local authority the
increase in the economically active population matches the increase in the resident workforce
required.
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The changes to migration have been applied on a proportionate basis; the methodology assumes
that the age/sex profile of both in- and out-migrants is the same as underpins the SNPP with
adjustments being consistently applied to both internal (domestic) and international migration.
Adjustments are made to both in- and out-migration (e.g. if in-migration is increased by 1% then
out-migration is reduced by 1%).

5.84

Once the level of working (economically active) population matches the job growth forecast the
population (and its age structure) is modelled against CLG headship rates to see what level of
housing provision that might imply (additional analysis has looked at an uplift to HRRs (linked to
part-return to trend for the 25-34 and 25-44 age groups)).

5.85

Table 16 show estimates of housing need set against the core modelling assumptions and 2014based HRRs (and with an uplift to the 25-34 and 25-44 age groups). The analysis (for 2014-35)
shows a housing need in Hambleton of 298 dwellings per annum when linking the data to the 2014based HRRs. With the part-return to trend HRRs the housing need is higher again (a need for up to
315 dwellings per annum).
Table 16: Projected housing need – Adjusted Job Growth (2014-35) – SHMA employment
rates
Households
2016
2014-based HRRs
38,935
25-34 return to 2001
38,935
PRT HRRs (25-44)
38,935
Source: Demographic projections

5.86

Households
2030
44,914
45,244
45,174

Change in
households
5,978
6,308
6,239

Per annum
285
300
297

Dwellings
(per annum)
298
315
311

Table 17 shows the full range of economic based scenarios developed. Figures are just for the
overall housing need. It can clearly be seen that there are a wide range of outputs, and that the
core scenarios (Adjusted Forecast with SHMA EAR) sits towards the top end of the range
regardless of which Household Representative Rate is used.
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Table 17: Projected housing need – job-led scenarios (housing need per annum (2014-35))

5.87

2014-based HRRs

25-34 return to 2001

PRT HRRs (25-44)

OE – SHMA rates
OE – Experian rates
OE – OBR rates
CE – SHMA rates
CE – Experian rates
CE – OBR rates
REM – SHMA rates
REM – Experian rates
REM – OBR rates
Adjusted – SHMA rates

159
139
201
261
238
302
197
260
218
298

173
154
216
277
254
319
208
272
230
315

170
150
213
274
250
315
212
276
233
311

Adjusted – Experian rates
Adjusted – OBR rates
Source: Demographic projections

274
338

290
355

287
352

In conclusion the core assumptions figures are all substantially higher than the demographic
starting point (153 dpa for the 2014-35 period). Even when assessed against the upper end of the
demographic range conclusion (235 dpa) there is a clear need to uplift the OAN in Hambleton in
response to the forecast employment growth.

5.88

Using the most positive of the figures from the Core Assumptions (Part return to Trend for 25-34
year olds) result in a housing need of 315 dpa. This is only marginally higher than that resulting
from the LPEG approach to HRR (311 dpa).

Key Points
1. To inform this study economic forecasts have been purchased from OE and CE with data
procured from Experian’s Regional Econometric Model (REM).
2. The CE forecasts are substantially more positive than the other forecasts setting out a jobs
growth of around 100 jobs per annum over the 2016-35 period.
3. Taking into account the local initiatives which will result in above trend employment growth
we have adjusted the CE forecasts resulting in an forecast employment growth of 165 jobs
per annum over the 2016-35 period
4. Based on a set of assumptions which take into account double jobbing, commuting patterns
and Economic Activity Rates the Core scenario results in a need for up to 315 dpa.

GL Hearn
J:\Planning\Job Files\J039159 - Hambleton LP Housing & Emp Summary Paper\Reports\Report V10.docx

Page 49 of 131

Housing and Economic Development Needs Assessment, June 2018

6

Hambleton District Council

AFFORDABLE HOUSING NEED
Introduction

6.1

The PPG (2a-022) describes the calculation of affordable housing need as relating to ‘the number
of households and projected households who lack their own housing or live in unsuitable housing
and who cannot afford to meet their housing needs in the market. This calculation involves adding
together the current unmet housing need and the projected future housing need and then
subtracting this from the current supply of affordable housing stock’.

6.2

The PPG sets out a model for assessing affordable housing need – this model largely replicates the
model set out in previous SHMA guidance (of 2007). It draws on a number of sources of information
including Census data, demographic projections, house prices/rents and income information.
Paragraph 14 of the PPG (2a-014) sets out that:
“Plan makers should avoid expending significant resources on primary research ... They should
instead look to rely predominantly on secondary data (e.g. Census, national surveys) to inform their
assessment which are identified within the guidance”.

6.3

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. Given the range of data available, a base date
of 2016 is used. For the purposes of consistency with the end date of demographic projections,
data is presented as per annum data for the period 2016-35. The analysis does not seek to fully
recalculate levels of affordable need from previous SHMA research and is provided as a selective
update.

Updating
6.4

A full assessment of affordable housing need was carried out in Hambleton (January 2016) and so
this report provides just a selected update to key variables where new information is available. The
methodology used in the previous assessment is largely unchanged for this study and full details
can be found in the previous SHMA. Specifically, this assessment seeks to update the following
variables:



Housing costs (private sector rent levels) – drawing on the latest Valuation Office Agency data
covering a 12-month period to September 2017;
Income data – taking account of new data about local incomes (including information from the
Annual Survey of Hours and Earnings (2016) and small area income estimates from ONS
(published in December 2016);

GL Hearn
J:\Planning\Job Files\J039159 - Hambleton LP Housing & Emp Summary Paper\Reports\Report V10.docx

Page 50 of 131

Housing and Economic Development Needs Assessment, June 2018




6.5
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Estimates of the number of newly forming households – this is a direct output of the
demographic modelling; and
Estimates of the supply of affordable housing from relets – taken from Continuous Recording of
Lettings data (CoRe) up to 2016.

Other more minor changes have been made; for example estimates of the current need for
affordable housing have been updated but this does not substantially change the figures. The text
below therefore discusses the main updating undertaken in the assessment.
Rent Levels

6.6

An important part of the study is to establish the entry-level costs of housing. In previous
assessments, it has been established that the private rented sector typically requires lower incomes
to access than owner-occupation and so the focus is on costs in this sector. The affordable housing
needs assessment compares 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.’

6.7

The entry-level costs of housing have been established from Valuation Office Agency (VOA) data.
For the purposes of analysis (and to be consistent with Paragraph 25 of the PPG (2a-025)), lower
quartile (LQ) rents have been taken to reflect the entry-level point into the market – the data covers
a 12-month period to September 2017. The analysis below shows LQ rents by size of dwelling;
across all dwelling sizes the LQ rent in the year to September 2017 is shown to be £500 per month.

6.8

The figures can also be compared with equivalent data from the previous assessment of affordable
housing need (which used data for the year to March 2015). This analysis (also shown below)
identifies that there has been virtually no change in the overall lower quartile rent over the period
since the last affordable needs assessment was carried out.
Table 18: Lower quartile private rents by size – Hambleton
Previous
assessment
(year to March
2015)
1 bedroom
£400
2 bedrooms
£495
3 bedrooms
£575
4+ bedrooms
£750
All dwellings
£495
Source: Valuation Office Agency

Updated position
(year to
September 2017)

Change in
monthly rent

% change

£400
£500
£600
£750
£500

£0
£5
£25
£0
£5

0%
1%
4%
0%
1%
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Affordability Thresholds
6.9

A household is considered able to afford market rented housing in cases where the rent payable
would constitute no more than a particular percentage of gross income. The choice of an
appropriate threshold is an important aspect of the analysis, CLG guidance (of 2007) suggested
that 25% of income is a reasonable start point but also notes that a different figure could be used.
Analysis of current letting practice suggests that letting agents typically work on a multiple of 40%.
Government policy (through Housing Benefit payment thresholds) would also suggest a figure of
40%+ (depending on household characteristics).

6.10

The threshold of income to be spent on housing should be set by asking the question ‘what level of
income is expected to be required for a household to be able to access market housing without the
need for a subsidy (e.g. through Housing Benefit)?’ The choice of an appropriate threshold will to
some degree be arbitrary and will be linked to the cost of housing rather than income. Income levels
are only relevant in determining the number (or proportion) of households who fail to meet the
threshold. It would be feasible to find an area with very low incomes and therefore conclude that no
households can afford housing, alternatively an area with very high incomes might show the
opposite output. The key here is that local income levels are not setting the threshold, but are
simply being used to assess how many can or can’t afford market housing.

6.11

Rent levels in the district are similar to those seen nationally (a lower quartile rent of £500 per
month across England) and are some way higher than seen in a number of areas (the lowest lower
quartile rents nationally are around £350 per month). If the cheapest areas were to be considered
as ‘25%’ areas then it is clear that a higher threshold would be reasonable where rents are higher.
In taking a consideration of rent levels in the study area and levels of residual income it is
considered that for the purposes of affordability, a threshold of around 30% would be reasonable.
However, sensitivity tests have also been provided to look at alternative scenarios in the range of
25% to 40%. It should be noted that the 2016 SHMA also used a 30% threshold for its main
analysis (with sensitivity testing in the 25% to 40% range).
Incomes

6.12

Following on from the assessment of local housing costs it is important to understand local income
levels as these (along with the price/rent data) will determine levels of affordability (i.e. the ability of
a household to afford to buy or rent housing in the market without the need for some sort of
subsidy); the analysis also provides an indication of the potential for intermediate housing to meet
needs. Data about total household income has been modelled on the basis of a number of different
sources of information to provide both an overall average income and the likely distribution of
incomes in each area. The key sources of data include:
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ONS modelled income estimates (published in December 2016 with a 2013/14 base) – this
information is provided for middle layer super output areas (MSOA) and is therefore used to
build up to local authority areas;
English Housing Survey (EHS) – to provide information about the distribution of incomes; and
Annual Survey of Hours and Earnings (ASHE) – to assist in looking at how incomes have
changed since the ONS base date and to provide an alternative source about how incomes in
different areas vary.

Drawing all of this data together, an income distribution for 2016 has been constructed. The table
below shows average (mean and median) incomes and also a comparison with figures in the
previous assessment (which has a 2014 base). It can be seen that the incomes assumed in this
report are virtually identical to that in the previous assessment (down by 1% across the district).
Table 19: Average (mean and median) income estimates – households
2014-based estimate

2016-based estimate

Mean
£43,169
Median
£32,833
Source: Derived from a range of data as discussed
6.14

£42,731
£32,500

% change
-1%
-1%

To assess affordability, a household’s ability to afford private rented housing without financial
support has been studied. The distribution of household incomes is then used to estimate the likely
proportion of households who are unable to afford to meet their needs in the private sector without
support, on the basis of existing incomes. This analysis brings together the data on household
incomes with the estimated incomes required to access private sector housing.

6.15

Different affordability tests are applied to different parts of the analysis depending on the group
being studied (e.g. recognising that newly forming households are likely on average to have lower
incomes than existing households (this has consistently been shown to be the case in the English
Housing Survey and the Survey of English Housing). Assumptions about income levels for specific
elements of the modelling are the same as in previous assessments of affordable need.
Newly Forming Households

6.16

The number of newly-forming households has been estimated through the demographic modelling
with an affordability test also being applied. This has been undertaken by considering the changes
in households in specific 5-year age bands relative to numbers in the age band below 5 years
previously to provide an estimate of gross household formation (e.g. the analysis considers the
number of households aged under 45 in a particular year and subtracts the number aged under 40
five-years previously – this provides an indication of the number of new household (i.e. that didn’t
exist five years earlier). This differs from numbers presented in the demographic projections which
are for net household growth. The figures are based on the demographic projection linked to 15year migration trends – this being the highest of the demographic scenarios developed.
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The numbers of newly-forming households are limited to households forming who are aged under
45 – this is consistent with CLG guidance (from 2007 – see Annex B) which notes after age 45 that
headship (household formation) rates ‘plateau’. The PPG does not provide any specific guidance on
how to calculate the number of newly forming households. 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.

6.18

The table below shows estimates of the annual number of newly forming households from the
updated demographic modelling and compares figure with those in the previous assessment of
affordable need. Generally, the figures do not change significantly, with the overall district-wide
estimate being an increase in new household formation of about 2 per annum.
Table 20: Estimated number of newly forming households (per annum)

Hambleton
Source: Demographic projections

Previous assessment(s)
estimate
552

This study
554

Supply of Affordable Housing from Relets
6.19

The final area of updating is around the supply of affordable housing from relets of current stock.
For this analysis, information has been taken from CoRe for the 2013-16 period – the previous
assessment looked at data for a three-year period from 2012 to 2015. The table below compares
estimates of the supply of social and affordable rented housing in each area. Across the district, the
estimated future supply of relets is slightly higher than that in the SHMA (316 vs. 291). The figures
include a small number of relets of intermediate housing (e.g. shared ownership) – these figures
have not been recalculated from the earlier SHMA.
Table 21: Estimated future supply of relets/sales of social/affordable/intermediate housing

Hambleton
Source: CoRe

Previous assessment(s)
estimate
291

This study
316

Summary of Information Used
6.20

The table below provides a summary of some of the key sources of information and analysis used
in the assessment.
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Table 22: Affordable Needs Model – summary of core analysis and sources
Aspect of analysis

Sources

Lower quartile
private sector rents

Valuation Office Agency (VOA)
data for the year to September
2017.

Incomes

ONS small area income
estimates, English Housing
Survey (EHS), Annual Survey
of Hours and Earning (ASHE).

Affordability ratio

Valuation Office Agency (VOA)
data for the year to March
2017.

Future need
(existing
households)

2011 Census, CLG live table
784 (homelessness), EHS,
income and housing cost data.
Demographic projections –
number of newly forming
households aged under 45,
income and housing cost data.
Continuous Recording of Sales
and Lettings (CoRe), income
and housing cost data.

Supply of affordable
housing (through
relets)

Continuous Recording of
Lettings and Sales (CoRe) –
2013-16.

Current need

Future need (newly
forming households)

Notes
Used to establish the entry level cost of
housing.
Used to estimate the average household
income in 2016 and the distribution of
income. Different distributions are
developed for different household
groups (e.g. newly forming households).
Consideration of the relative cost of
housing in the area compared with
national benchmarks. In the case of
Hambleton the analysis suggests that
spending 30% of income on housing is
an appropriate affordability threshold.
Analysis using the categories of need
set out in 2a-023 and 2a-024 of the PPG
(along with affordability testing).
Analysis consistent with 2a-025 of PPG,
including affordability testing.

Analysis consistent with 2a-025 of PPG,
including affordability testing.
Takes account of new-build and
transfers as well as including resales of
intermediate housing (e.g. shared
ownership).

Affordable Housing Needs Assessment
6.21

Affordable housing need has been assessed using the methodology set out in the PPG. This model
is summarised in Figure 6.
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Figure 6: Overview of Affordable Housing Needs Assessment Model
Future Housing Need
Estimate of Newly-Forming
Households in Need & Existing
Households falling into Need over
plan period

Current Housing Need (Gross)

Net Housing
Need Arising

Total Net
Current
Need

Future Affordable Housing
Supply
Estimate of Supply of Affordable
Housing from Relets of Existing
Properties over plan period

6.22

Current Households in Housing
Need based on Census and other
modelled data and affordability

Current Affordable
Housing Supply
Total Net Current Need
Over plan period

Supply of Affordable Housing from
Vacant Stock & Development
Pipeline

The table below shows the overall calculation of affordable housing need. This excludes supply
arising from sites with planning permission (the ‘development pipeline’) to allow for a comparison
with the demographic projections set out in the report. The analysis has been based on meeting
affordable housing need over the 19-year period from 2016 to 2035. Whilst most of the data in the
model are annual figures the current need has been divided by 19 to make an equivalent annual
figure.

6.23

As the table sets out, the analysis calculates an overall need for affordable housing of 55 units per
annum over the 19-years to 2035 in the district – a total of 1,048 in the period to 2035.
Net Need = Current Need + Need from Newly-Forming Households + Existing Households
falling into Need – Supply of Affordable Housing
Table 23: Estimated level of Affordable Housing Need
Per annum
Current need
26
Newly forming households
197
Existing households falling into need
149
Total Need
371
Supply from existing stock
316
Net Need
55
Source: 2011 Census/CoRe/Projection Modelling and affordability analysis

Total (2016-35)
487
3,742
2,822
7,052
6,004
1,048

Considering Alternative Periods for Clearing the Current Need
6.24

The table above showed the overall estimated level of affordable need from 2016 to 2035 and an
annualised figure for the 19-year period. It is possible to take this data and consider what the
annual level of need would be if a different period were taken to clear the current need. This is
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relevant given that previous SHMA guidance (of 2007) suggested the use of a 5-year period,
although also noting that other periods can be used. Page 52 of the 2007 guide stated that:
‘The quota should be based upon meeting need over a period of five years, although longer
timescales can be used. In particular, there may be merit in linking quotas to the remaining time
period of adopted housing policies in plans.’
6.25

No such advice is provided in the PPG and we consider that the end of the period studied should be
the same as being used for other elements of the study (particularly demographic projections).
Whilst the use of a 19-year period is substantially longer than the 5-year suggested in old guidance
it should be stressed that this does not imply that it is modelling for some households to have to
wait 19-years to be housed. Every year there is a ‘flow’ of households into and out of need, and
clearing the current need essentially means increasing the outflow relative to the in-flow until the
‘stock’ of need is reduced to zero (in this case by 2035).

6.26

In the table below we have analysed clearing the current need over a 5- and 10-year period (as well
as showing the core data for the full 19-year period). The data shows with the current need being
met over 19-years that some 55 dwellings per annum are required; with a 10-year period for the
current need this rises to 78 and clearing the current need over just 5-years shows a higher figure
again (of 127).
Table 24: Estimated annual level of Affordable Housing Need with different current need
‘clearance’ periods (all figures per annum)
Current need cleared over…

5-years

10-years

Current need
97
49
Newly forming households
197
197
Existing households falling into need
149
149
Total Gross Need
443
394
Supply
316
316
Net Need
127
78
Source: Census (2011)/CORE/Projection Modelling and affordability analysis

21-years
26
197
149
371
316
55

Sensitivity to Income Thresholds
6.27

The PPG does not provide any guidance about what an appropriate threshold for affordability is (i.e.
the maximum proportion of income that a household should spend on housing costs). Whilst 25% of
income is the threshold suggested by 2007 SHMA Guidance, it is recognised that what is
considered affordable can vary and that local circumstances may justify an alternative figure. Given
the socio-economic profile of the population in the study area, particularly with respect to earnings
and the cost of housing, in practice, many households locally will spend a greater proportion of their
income on housing.
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A 30% threshold has been used in the main modelling following analysis of the relative costs of
housing in the district although it is worthwhile considering the implications of alternative thresholds.
To understand the implications of the income threshold, we sensitivity tested affordable housing
need assuming variant levels of income spent on housing costs. The table below summarises the
findings. This shows that reducing the threshold to 25% would increase net need to 124 homes per
annum, whereas with a 35% threshold (or above) there would be a small surplus of affordable
housing shown.
Table 25: Estimated Level of Affordable Housing Need (per annum) at Variant Income
Thresholds
@ 25%

@30%

@35%

Current need
31
26
22
Newly forming households
242
197
159
Existing households falling into need
167
149
132
Total Need
440
371
313
Supply from existing stock
316
316
316
Net Need
124
55
-3
Source: 2011 Census/CoRe/Projection Modelling and affordability analysis

@40%
19
136
119
274
316
-42

Comparison with Previous Assessment of Affordable Housing Need
6.29

The table below shows the main estimate of the annual affordable need in this assessment
compared with equivalent figures in the previous SHMA. Overall, this assessment shows a slightly
lower level of need, this is due to the estimate of re-let supply having increased. Indeed, the
estimated gross housing need has also increased, but not by as much as projected supply.
Table 26: Estimated level of Affordable Housing Need

Current need
Newly forming households
Existing households falling into need
Total Need
Supply from existing stock
Net Need
Source: This study and previous SHMA
6.30

This study

Previous SHMA

Difference

26
197
149
371
316
55

21
191
148
361
291
69

5
6
1
10
25
-14

Whilst overall, the levels of affordable housing need appear to have decreased, it needs to be
remembered that all of the outputs are based on information available at the time of the assessment
(and this can vary; as is seen with the supply estimates). However, it remains the case that there is
a need for affordable housing in the district and the Council should therefore seek to maximise the
delivery of affordable housing where opportunities arise.
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Key Points
1. An assessment of affordable housing need has been undertaken which is compliant with
Government guidance to identify whether there is a shortfall or surplus of affordable housing
in Hambleton. Overall, in the period from 2016 to 2035 a net deficit of 55 affordable homes
per annum is identified.
2. There is thus a requirement for new affordable housing and the Council is justified in seeking
to secure additional affordable housing.
3. The identified affordable housing need of 55 per annum comprises around 17.5% of the 315
dpa need resulting from the core economic scenario. This is lower than the current Council
policy of seeking 40%-50% on developments of more than 15 units in service centres or 2 or
more dwellings elsewhere.
4. However, the Council should still seek a policy compliant level of affordable housing
contributions where it is viable to do so. This will ensure affordable housing need is meant in
a more timely fashion.
5. The increased delivery of homes resulting from the economic led need will also result in
increased delivery of affordable homes through developer contributions. There is therefore no
need either in policy or in reality to increase further the overall housing delivery to provide
more affordable housing.
6. The housing needs research represents a point in time and the need for affordable housing
going forward is dependent on a number of factors. For example, current Government
policies around Universal Credit, Supported Housing, Local Housing Allowance, Homeless
Reduction Act and other related policies may mean an increase in the need for affordable
housing need going forward. The Council will need to be mindful of such policies and monitor
their impact.
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7

HOUSING MARKET DYNAMICS UPDATE

7.1

In this section consideration is given to market signals within the Housing Market Area. Para 2a-019
outlines the market signals which should be assessed, and goes on to set 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.”

7.2

It is clear that a comparative analysis is required. In preparing the analysis herein, GL Hearn has
also sought to consider longer-term trends, recognising that for some indicators there can be shortterm volatility. GL Hearn has assessed trends consistent to the input period to the main
demographic projections considered (2009-14 for the SNPP as well as a 10 year period 2006-16).

7.3

GL Hearn has also been mindful of the base date for the assessment being in 2014. The implication
of which is that any under-delivery in this period (2014-16) against the identified OAN will be
expected through an adjustment to five year housing land supply calculations (under-delivery)
rather than a further market signals adjustment to the OAN. As these effectively address the same
thing it could introduce an element of double-counting.

Scope of the Update
7.4

Since the preparation of the 2015 SHMA, there has been new data released in a number of areas,
and this is what is considered herein. The update thus considers:
 House Prices – drawing on the 2017 Price Paid Data.
 Private Rental Sector – updating rental trends using the latest Valuation Office Agency Data.
 Affordability – using the latest median and lower quartile affordability ratio data, considering
residence based and workplace-based data
 Rate of Development – taking account of 2016 completions data and comparing completions
against the Core Strategy Housing Target

Land Prices
7.5

There is limited published data relating to land prices nationally. That which is available was
produced by the DCLG in December 2015 in a publication entitled Land value estimates for policy
appraisal.

7.6

Table 27 demonstrates the land values across the district are significantly higher than the County
and Regional average but akin to the national average when London values are excluded.

GL Hearn
J:\Planning\Job Files\J039159 - Hambleton LP Housing & Emp Summary Paper\Reports\Report V10.docx

Page 60 of 131

Housing and Economic Development Needs Assessment, June 2018

Hambleton District Council

Table 27: Post Permission residential land value estimates, per hectare
Value
Hambleton
North Yorkshire LA Average
Yorkshire and Humber
England excl. London
England incl. London
Source: CLG, December 2015

£2,020,000
£1,745,625
£1,400,000
£2,100,000
£6,900,000

House Price Analysis
7.7

The latest available full year’s data from the Land Registry, for 2017, identified that the median
house price in Hambleton was £223,500. This is higher than the national, regional and county
medians, although in the case of the England and Wales figures only marginally so.

7.8

Table 28 shows that from 2009 to 2014 the period feeding into the official projections house prices
in Hambleton grew at a much faster rate than the comparators. The absolute change was £30,000
over the same period.

7.9

The PPG however advises that consideration is given to longer-term trends and over the 2007-17
decade, prices increased by almost 12% in Hambleton, again representing stronger growth relative
to the County and Regional Growth but saw far slower growth than England and Wales.
Table 28: Absolute and Percentage Change in Median House Prices (2007-2017)

Median 2017
Hambleton
£223,500
North Yorkshire
£205,000
Yorkshire and Humber
£149,995
England & Wales
£222,000
Source: Price Paid Data (2017)
7.10

2009-2014
Absolute
% Change
Change
£30,000
16.7%
£11,995
7.1%
£8,875
6.9%
£23,500
13.9%

2007-2017
Absolute
% Change
Change
£23,500
11.8%
£20,050
10.8%
£12,939
9.4%
£46,050
26.2%

The smaller level of absolute growth in Hambleton (£23,500) over the longer term in comparison to
the shorter term reflects the lack of growth between the recession years of 2007 and 2009.
Price by Type

7.11

Median house prices are influenced by the mix of properties sold. Table 29 provides analysis which
enables consideration of the relative price for comparable properties. It shows that for most property
types Hambleton prices are higher than across the region with the exception of flatted property.
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This may reflect small number of flatted sales in the district (142) and also the lack of “premium”
City Centre flats seen elsewhere in the region.
Table 29: Average House Price by Type of Dwelling (2017)
Detached

Semi-Detached

Terrace

Flat

£189,477
£186,000
£145,000
£195,000

£171,000
£161,750
£113,500
£171,000

£105,250
£130,000
£115,000
£205,946

Hambleton
£299,950
North Yorkshire
£300,000
Yorkshire and Humber
£251,746
England
£322,000
Source: Price Paid Data (2016)
7.12

In comparison to the national picture house prices in Hambleton for almost all types of property are
substantially lower. Only Terraced properties which have a similar cost remain comparable. The
largest difference is in Flatted Property which are almost double the cost.

7.13

However because Hambleton has a substantially higher percentage of sales in detached houses
(38% compared to 22%) and conversely a substantially lower percentage of flat sales (9%
compared to 17%) the district Median figure still exceeds the equivalent national figure.

Rents
7.14

A different pattern emerges when Rents are examined. Although Rents in Hambleton are above the
Regional average they are either at or below the County average. For median rents Hambleton is
around £100 pcm below the national average but identical for Lower quartile rents.

7.15

As shown in Table 30, both median and lower quartile rental costs have risen slower in Hambleton
than the other comparator area. This is the case both in absolute terms and proportionately.
Table 30: Rental Value Trends (2011-2017)
Median
Sept
2017
Hambleton
£575
North Yorkshire
£585
Yorkshire & Humber
£525
England
£675
Source: VOA Private Rental Data

7.16

Sep 2011-2017
Absolute
% Change
Change
£25
5%
£35
6%
£55
12%
£100
17%

LQ Rent
Sept
2016
£500
£500
£430
£500

Sep 2011-2017
Absolute
% Change
Change
£25
5%
£50
11%
£40
10%
£50
11%

Median rents in Hambleton were fairly static over this period, indeed there was no change at all
from Sep 2011 until June 2015. The North Yorkshire pattern was not dissimilar and in both cases
rental growth has been below inflation.
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Indexed Median Rental Trends (2011-2016)

Source: VOA Private Rental Data
7.17

Lower quartile rents in Hambleton have been a little more variable although again growth has been
below inflation particularly since June 2015 since when LQ rents have plateaued. This has allowed
areas such as England and North Yorkshire which were historical less expensive to catch up with
those in Hambleton.
Figure 8:

Indexed Lower Quartile Rental Trends (2011-2016)

Source: VOA Private Rental Data
GL Hearn
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Affordability Ratios
7.18

The 2016 SHMA and Update considered evidence of affordability by looking specifically at the
relationship between median and lower quartile house prices and incomes to 2013. This report
provides an updated analysis considering data up to 2016.

7.19

Affordability ratios are considered below in terms of work-place earnings and residence based
earnings to calculate the difference in affordability for those who work in the area; but also those
who live in the area.
Lower Quartile

7.20

Table 31 below shows the lower quartile affordability ratio based on the earnings of those living in
each authority. It considers the current ratio and how it has changed over two time periods, being
2009-2014 (5 years inputting into the official projections) and 2006-2016 (10 years).

7.21

The lower quartile affordability ratio is higher in Hambleton (7.99) compared to North Yorkshire
(7.52), the Yorkshire and Humber Region (5.58) and national (6.95) equivalents. However this is
still an improvement from 2006 when the Hambleton ratio was 9.14.
Table 31: Lower quartile affordability trend (residence based earnings)
2009-2014
2016
Absolute
% Change
Change
Hambleton
7.99
0.54
7%
North Yorkshire
7.52
0.12
2%
Yorkshire and Humber
5.58
0.33
6%
England
6.95
0.32
5%
Source: DCLG Live Tables: Land Registry

7.22

2006-2016
Absolute
% Change
Change
-1.15
-14%
-0.87
-12%
-0.31
-6%
-0.20
-3%

During the period feeding into the official projections the LQ affordability ratio increased across all
geographies, with the greatest increase in Hambleton. This has perhaps contributed to the lower
migration to the area compared to the longer term trends.

7.23

Workplace based lower quartile affordability is even worse in Hambleton which has house prices
which are almost 8.5 times higher than average earnings. This reflects the relatively low wages
generated in Hambleton for those commuting into the district compared to those commuting out of it.
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Table 32: Lower quartile affordability trend (workplace earnings)
2009-2014
2016
Absolute
% Change
Change
Hambleton
8.58
0.57
7%
North Yorkshire
7.75
0.32
4%
Yorkshire and Humber
5.57
0.31
6%
England
6.96
0.32
5%
Source: DCLG Live Tables: Land Registry Data
7.24

2006-2016
Absolute
% Change
Change
-0.50
-6%
-1.11
-14%
-0.34
-6%
-0.20
-3%

Again the Hambleton figure is higher than the equivalent comparator figures. While there was some
improvement in the affordability over the longer term this was not as large and improvement as the
median value shows. This indicates that affordability is particularly an issue in relation to those
working and potentially seeking to move to it to be closer to their work.
Median Affordability

7.25

GL Hearn has also considered median price-earnings ratio to identify whether affordability is an
issue across the market or within a particular segment. The residence based affordability ratio in
Hambleton (7.84) is slightly lower than the equivalent lower quartile figure indicating that
affordability pressures are slightly worse for those entering the market compared to those seeking
to move on or up.

7.26

The Hambleton figure is again higher than County (7.30), regional (5.7) and national averages
(7.58). Over the 5 year period (2009-2014) Hambleton also had a significantly greater worsening in
affordability (17%) than any of the comparators.

7.27

Although over the 10 year period (2006-2016) the affordability ratio in Hambleton has improved
while nationally it has worsened and regionally it has broadly stayed the same. The improvement
however was less than that seen in the rest of North Yorkshire.
Table 33: Median affordability trend (residence based earnings)
2009-2014
Absolute
% Change
Change
Hambleton
7.84
1.25
17%
North Yorkshire
7.30
0.30
4%
Yorkshire and Humber
5.70
0.29
6%
England
7.58
0.60
9%
Source: DCLG Live Tables: Land Registry
Median
2016
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Change
-0.39
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0.63
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As with Lower Quartile earnings median affordability is worse for those working in Hambleton than
those residing there. Although at a Median level affordability is slightly worse than at a lower
quartile level. This figure is arguable the most important output of the market signals analysis as it
feeds into the proposed standardised methodology of assessing housing need.
Table 34: Median affordability trend (workplace earnings)
2009-2014
Absolute
% Change
Change
Hambleton
8.90
1.23
16%
North Yorkshire
7.85
0.24
3%
Yorkshire and Humber
5.70
0.27
5%
England
7.59
0.60
9%
Source: DCLG Live Tables: Land Registry
Median
2016

7.29

2006-2016
Absolute
% Change
Change
0.01
0%
-0.62
-8%
-0.07
-1%
0.63
8%

The median workplace base ratio saw significant worsening over the 2009-14 period however this
was not as pronounced as the residence based deterioration. That said over the longer term there
has been virtually no change compared to a 5% improvement in the residence based figure.
Rental Affordability

7.30

Rental Affordability Statistics are calculated differently and there is only published information
available for a single year. The data is published as the percentage that of median gross monthly
salary that would be required for the median private rent.
Table 35: Median monthly Rent as a Percentage median gross monthly salary (2016)
Rent as % of Income

7.31

Hambleton

28.2%

North Yorkshire LA Average

27.7%

Yorkshire and Humber
England
Source: ONS, 2017

23.1%
27.4%

As Table 35 demonstrates that renting in Hambleton is less affordable than in the wider
comparators. As of 2016 Median Private Rents in Hambleton were the equivalent of around 28% of
median earnings. In contrast the equivalent figure for the region was only 23%.

Rate of Development
7.32

GL Hearn has assessed housing delivery compared to housing targets across three separate time
periods, 2009 to 2014 (5 years feeding into the official projection) and 2006 to 2016 (10 year period
feeding into ten year trend analysis) and due to data availability the 2003-16 period which is the
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longest available period from which data is available. Table 36 below identifies the percentage of
delivery in Hambleton across these periods.
7.33

Across the district over all three periods, net completions fell below the target of each time. In
particular the period feeding into the official projections saw an under delivery of 529 homes, 35%
below the target.
Table 36: Rate of Development
Completions
SNPP (2009-14)
981
10-Year 2006-2016
2642
13-Year 2003-16
3348
Source: Annual Monitoring Reports

7.34

Target

Under Delivery

% of Delivery

1,510
3,050
4,010

529
408
662

35%
13%
17%

It should be noted that the housing requirement for Hambleton is taken from the Current Core
Strategy which is somewhat out of date but it is now standard practice to examine delivery against
the target of the time rather than anything fitted retrospectively.

7.35

Figure 9 shows, there was a cumulative under-delivery throughout this period but that high levels of
recent delivery (and reduced target) has mitigated the cumulative under-delivery figure to 662
dwellings.
Figure 9:

Housing Delivery 2003/4-15/16

Source: Hambleton DC, Monitoring Data
7.36

However, under-delivery in the past two years (since 2014) will be picked up in any shortfall once
this report is published and used to assess five-year housing land supply. Although this period has
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shown over-delivery against the planned target once the new OAN (315 dpa) is retrospectively
applied that is no longer the case.

Overcrowded Housing
7.37

The previous SHMA stated that a symptom of affordability pressures, restrictions on access to
mortgage and finance and housing under-supply (which are all related) is an increase in
overcrowded households (including young people living with their parents for longer).

7.38

Overcrowding is based on the number of rooms required for a given household against the number
of rooms for a given household against the number of rooms in their home and where there are too
few rooms this would be classed as ‘overcrowding’.
Table 37: Overcrowding and Under-Occupation (2011)

Hambleton
Yorkshire and The Humber
England and Wales
Source: Census 2011
7.39

Under-occupied

Over-crowded

86.1%
75.7%
73.1%

2.6%
6.6%
8.5%

This is identified through Census data and has not been updated since 2011. Therefore, there is no
update from the previous SHMA the results are however replicated below. As shown that while
2.6% of households were over-crowded this was far fewer than in the wider region (6.6% and
across England and Wales (8.5%)

Implications of the Market Signals and Affordable Housing Needs Analysis
7.40

In drawing conclusions, GL Hearn has sought to bring together the evidence on affordable housing
and market signals. Our analysis indicates that house prices and rents are both above the
Yorkshire and Humber average.

7.41

There has also been historical under-delivery of housing and affordability has worsened with lower
quartile house prices in Hambleton more than 8 times earnings. This alone would suggest the need
to increase housing delivery.

7.42

In contrast the affordable housing needs evidence in isolation does not give a clear justification for
any upward adjustment from the starting point projections. Indeed the affordable housing need
would only equate to 17.5% of the economic need.

7.43

If we were to apply an uplift to address market signals and affordable housing need then the
appropriate benchmark against which to assess adjustments is the starting point demographic
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projections, which point to a need for 153 dpa. However, the economic evidence demonstrates a
need for up to 315 dpa which is 106% above the starting point.
7.44

In these circumstances it would be difficult to justify a further uplift to address market
signals or affordable housing need. Furthermore the economic uplift already includes an
improvement to household formation rates and would also allow for increased migration to increase
the workforce.

7.45

This concluded OAN is therefore up to 315 dpa for the 2014-35 period. Note that there is very little
difference between this number and the SHMA update (October 2016) which calculated an
Objectively Assessed Need for 319 dpa. Therefore the previous analysis on mix and specific groups
as summarised earlier in this report (paragraphs 3.22-3.20) remains valid.

Key Messages
1. Residential land values are higher in Hambleton than the Yorkshire and Humber average.
2. Median house prices for Hambleton are similar to the National Average and above the
regional average.
3. Hambleton since 2007 has been experiencing higher growth than the region than the county
or region in absolute values and in percentage terms. However in both cases this has been
far slower than the national growth.
4. Typically, Hambleton has similar (or higher) house prices for most types of dwelling in
comparison to the region or county. Although there is a notable difference in flatted properties
which are less expensive in Hambleton than in the comparators.
5. Median rents in Hambleton are considerably higher than the regional average but below the
national average. While Lower quartile rents are comparable to the National figure but higher
than the regional figure.
6. Over the period 2011 to 2017 median and lower quartile rents increased marginally and
below inflation. Meaning in real terms rents have improved.
7. Overall, Hambleton has higher affordability ratios than the regional and county and national
averages. Affordability is more of an issue for those working in the district than those residing
in it.
8. There has been a consistent cumulative shortfall in the examined input periods. Although
over-delivery over the past two years has gone a little way to reverse this.
9. The market signals evidence coupled with the affordable housing need calculations warrants
an uplift in Hambleton. Such an uplift should be applied to the starting point (153 dpa).
However the concluded economic need is already a 106% above this figure and therefore a
further uplift is not justified.
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TYPES OF AFFORDABLE HOUSING
Introduction

8.1

This section seeks to consider the range of affordable housing options in Hambleton. This provides
an indication of the range of tenure options that meet the needs of a broad spectrum of households.
A particular focus of the analysis is to consider the (wider) proposed definition of affordable housing
in the Draft NPPF of March 2018.

NPPF and Draft NPPF definitions of affordable housing
8.2

Affordable housing is currently defined in national policy (National Planning Policy Framework
(NPPF), Annex 2: Glossary) as follows:
Affordable housing: Social rented, affordable rented and intermediate housing, provided to eligible
households whose needs are not met by the market. Eligibility is determined with regard to local
incomes and local house prices. Affordable housing should include provisions to remain at an
affordable price for future eligible households or for the subsidy to be recycled for alternative
affordable housing provision.
Social rented housing is owned by local authorities and private registered providers (as defined in
section 80 of the Housing and Regeneration Act 2008), for which guideline target rents are
determined through the national rent regime. It may also be owned 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.
Affordable rented housing is let by local authorities or private registered providers of social housing
to households who are eligible for social rented housing. Affordable Rent is subject to rent controls
that require a rent of no more than 80% of the local market rent (including service charges, where
applicable).
Intermediate housing is homes for sale and rent provided at a cost above social rent, but below
market levels subject to the criteria in the Affordable Housing definition above. These can include
shared equity (shared ownership and equity loans), other low cost homes for sale and intermediate
rent, but not affordable rented housing.
Homes that do not meet the above definition of affordable housing, such as “low cost market”
housing, may not be considered as affordable housing for planning purposes.

8.3

The draft for consultation NPPF amends the definition of affordable housing to include low cost
home ownership products. The proposed new definition of affordable housing in annex 2 of the
NPPF is as follows:
Housing for sale or rent, for those whose needs are not met by the market (including housing that
provides a subsidised route to home ownership and/or is for essential local workers); and which
complies with one or more of the following definitions:
a) Affordable housing for rent: meets all of the following conditions:
(a) the rent is set in accordance with the Government’s rent policy, or is at least 20% below
local market rents (including service charges where applicable);
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(b) the landlord is a registered provider, except where it is included as part of a Build to
Rent scheme (in which case the landlord need not be a registered provider); and
(c) it includes provisions to remain at an affordable price for future eligible households, or
for the subsidy to be recycled for alternative affordable housing provision. For Build to Rent
schemes affordable housing for rent is expected to be the normal form of affordable
housing provision (and, in this context, is known as Affordable Private Rent).
b) Starter homes: is as specified in Sections 2 and 3 of the Housing and Planning Act 2016 and
any secondary legislation made under these sections. The definition of a starter home should reflect
the meaning set out in statute at the time of plan preparation or decision-making. Income
restrictions should be used to limit a household’s eligibility to purchase a starter home to those who
have maximum household incomes of £80,000 a year or less (or £90,000 a year or less in Greater
London)
c) Discounted market sales housing: is that sold at a discount of at least 20% below local market
value. Eligibility is determined with regard to local incomes and local house prices. Provisions
should be in place to ensure housing remains at a discount for future eligible households.
d) Other affordable routes to home ownership: is housing provided for sale that provides a route
to ownership for those who could not achieve home ownership through the market. It includes
shared ownership, relevant equity loans, other low cost homes for sale and rent to buy (which
includes a period of intermediate rent). Where public grant funding is provided, there should be
provisions for the homes to remain at an affordable price for future eligible households, or for any
receipts to be recycled for alternative affordable housing provision, or refunded to Government or
the relevant authority specified in the funding agreement.

Initial Discussion of Proposed Changes to Definition of Affordable Housing
8.4

The NPPF proposals are interesting in that the basic definition of who affordable housing is for does
not change (households whose needs are not met by the market) but at the same time a series of
additional options for meeting affordable need are suggested. In particular, some of the home
ownership options (such as Starter Homes) might arguably be seen as unaffordable when looking
at access to the housing market generally (i.e. to include the private rented sector).

8.5

However, Central Government is clear in its desire to see more home ownership options being
made available, stating in the Housing White Paper that ‘to promote delivery of affordable homes to
buy, we propose to make it clear in national planning policy that local authorities should seek to
ensure that a minimum of 10% of all homes on individual sites are affordable home ownership
products’. The figure of 10% is considered to provide a balance between renting and home
ownership and has been taken forward in the draft NPPF for major housing development sites.

8.6

Whilst home ownership options may not be affordable in the traditional sense of the term (i.e. to
only apply to those who cannot afford any form of market housing), it is clear that enabling
additional households to access home ownership will release other forms of housing for use by
other households – this will particularly be in the private rented sector, and it is noteworthy that the
draft NPPF now includes a form of private renting within the affordable definition (rent to buy).
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Looking more closely at some of the individual forms of affordable housing in the draft for
consultation NPPF, there appears to be some degree of similarity. For example, both affordable
rented and affordable private rent are said to be based on a discount from market costs of 20% hence in cost terms they are arguably identical.

8.8

However, the difference is that affordable private rent is seen to be a suitable tenure on Build to
Rent schemes, whereas affordable rented housing would be let by local authorities or Registered
Providers and derived from all eligible schemes.

8.9

The difference is therefore partly how housing might be allocated and hence the eligibility criteria;
this would make a difference to the size profile of such housing (particularly as affordable private
rent would be expected to be ‘physically indistinguishable’ from other types of housing in a
development).

8.10

This discussion is designed to show that the widening range of affordable options within the draft
NPPF would not necessarily lend itself to a straight suggestion of different percentages of delivery
of different types of housing. For example, affordable private rent (given that this is seen as most
suitable on Build to Rent schemes) might arguably not have any target, but could be provided
should an appropriate scheme come forward.

8.11

Additionally, some home ownership schemes might not be affordable in a traditional sense
(depending on the cost of other forms of housing) but might be considered suitable to allow
households to move out of private rented accommodation and to meet the 10% provision level
suggested in the Draft NPPF. All of these issues are discussed in more detail in the analysis to
follow.

Housing Costs
8.12

The analysis below looks at the cost of housing of different tenures, and develops this to seek to
understand what this might mean in terms of an income required to access such housing. The
analysis looks at both market housing and the full range of affordable housing options set out in the
draft NPPF.
Owner-occupied housing

8.13

Data from the Land Registry for the year to September 2017 (i.e. Q4 of 2016 and Q1-Q3 of 2017)
shows that the average (mean) cost of housing in the district was £257,000, with a median cost of
£224,000. When looking at the bottom end of the market (traditionally viewed by reference to lower
quartile house prices) it can be seen that the ‘average’ cost is £168,500.
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Table 38: Cost of housing to buy – year to March 2017 – Hambleton

Flat/maisonette
Terraced
Semi-detached
Detached
All dwellings
Source: Land Registry
8.14

Lower quartile

Median

Mean

£72,100
£138,500
£165,600
£250,400
£168,500

£120,300
£169,900
£192,000
£300,000
£224,000

£129,400
£191,500
£211,800
£344,600
£257,400

To put the data for Hambleton into context, it is possible to compare figures with other areas; this is
shown in the table below (just for median prices). This shows that prices in the district are generally
similar to those seen across North Yorkshire and England & Wales and somewhat higher than seen
across the Yorkshire/Humber region.
Table 39: Median cost of housing to buy – year to March 2017

Flat/maisonette
Terraced
Semi-detached
Detached
All dwellings
Source: Land Registry
8.15

Hambleton

North Yorkshire

£120,300
£169,900
£192,000
£300,000
£224,000

£133,600
£160,000
£185,100
£299,900
£200,300

Yorkshire/
Humber
£115,000
£114,500
£145,000
£250,000
£149,900

England & Wales
£208,000
£170,000
£194,300
£320,000
£220,000

The data above is from actual sales and split by the built form of properties; however in analysis of
affordability, and to be consistent with analysis for other tenures of housing, it is more useful to
consider the cost of housing in terms of the number of bedrooms.

8.16

The Land Registry analysis has therefore been supplemented by a search of homes for sale in the
district with the table below showing estimated lower quartile prices by size. In this case it is
estimated that housing costs would vary from about £88,000 for a one-bedroom home up to
£237,500 for a home with four bedrooms.
Table 40: Estimated lower quartile property price by dwelling size – Hambleton
Lower quartile
1-bedroom
2-bedroom
3-bedroom
4-bedroom
Source: Land Registry and Internet price search (January 2018)
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To complete the initial analysis of owner-occupied housing, it is of interest to look at the cost of new
homes compared with second-hand properties. The analysis below is taken from Land Registry
(and hence looks at built form) and is for a median property in each case.

8.18

The analysis shows a wide variation in the costs of new and second-hand housing depending on
the type of home. For terraced and semi-detached homes, a new home is more expensive than a
second-hand one, but new detached homes and flats appear to be cheaper. This suggests that the
more detailed mix of new homes is somewhat different to the second-hand market (e.g. in terms of
number of bedrooms, facilities or build quality). It is notable that around two-thirds of the new flat
sales were on a single site in Thirsk
Table 41: Median cost of housing (year to September 2017) by new or resale home –
Hambleton

Flat/maisonette
Terraced
Semi-detached
Detached
All dwellings
Source: Land Registry
8.19

New home

Second-hand

Difference

£67,333
£199,950
£199,954
£292,000
£239,950

£129,983
£169,500
£188,500
£305,000
£220,143

-£62,650
£30,450
£11,454
-£13,000
£19,807

Overall, the analysis would suggest that new homes are more expensive than second-hand homes,
but that it is difficult to be precise about the difference. This is not least as new and second-hand
homes will in many cases not be readily comparable (e.g. a new-build 3-bedroom semi-detached
homes will be different to a 3-bedroom semi-detached home in the resale market). At a national
level, it is estimated that new-build homes are around 15% more expensive than the equivalent all
property figure, and this 15% figure has been used in analysis as appropriate. It should be noted
that this is a best estimate, as previously noted it is difficult to get a direct comparison between new
and second-hand homes.
Private rented housing

8.20

The table below sets out the cost of renting a property on the open market in Hambleton by size of
property. Average rents start at around £450 per calendar month for a 1-bedroom property, rising to
£850 for a 4-bedroom family sized home. For comparison, lower quartile rents are also presented in
Table 42 along with the local housing allowance (LHA) available to those receiving housing benefit.

8.21

Table 42 also shows local housing allowance rates for Hambleton. Most of the district, is covered by
the Richmond and Hambleton Broad Rental Market Area (BRMA), although some parts of the
district are in other BRMAs. The Richmond and Hambleton LHA is insufficient to cover the cost of
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renting a lower quartile property in the district for all dwellings sizes, meaning that many households
are likely to need to ‘top up’ their rent to be able to access private rented housing. For some
households, a benefit cap will also impact on the ability to afford private rented housing in the
district; this is likely to particularly affect larger family households.
Table 42: Average (median) and Lower Quartile Market Rents, year to September 2017 –
Hambleton

Rent

Average (median) pcm

Lower Quartile pcm

Room only
Studio
1-bedroom
£450
2-bedrooms
£550
3-bedrooms
£650
4-bedrooms
£850
All properties
£575
Source: Valuation Office Agency
8.22

£400
£500
£600
£750
£500

Local Housing
Allowance by Broad
Rental Market Area (as
at January 2018)
Richmond and
Hambleton
£296
£394
£494
£555
£698
-

As with prices, the rent levels can be compared with other areas (as in the table below for median
rents by property size). This shows that rents are generally in-line with equivalent figures across
North Yorkshire, but generally higher than regional averages. When compared with data for
England, the analysis does however show notably lower average rent levels.
Table 43: Average (median) Market Rents, year to September 2017
Hambleton
Room only
Studio
1-bedroom
£450
2-bedrooms
£550
3-bedrooms
£650
4-bedrooms
£850
All properties
£575
Source: Valuation Office Agency

North Yorkshire
£368
£364
£440
£550
£650
£963
£585
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Affordable rents
8.23

The table below sets out what an affordable rent would be if calculated at 80% of average and
lower quartile market rents within Hambleton. The rents in this case are more closely aligned with
the LHA limits (for Richmond and Hambleton BRMA) and would suggest that households claiming
benefits would in many cases be able to afford an affordable rent, whilst the private rent is likely to
put some strains on household finances.

8.24

It should be noted that the private rent data from VOA does not include service charges (whereas
an affordable rent cost would do so). If additional service charges were added to the VOA data,
then the estimates of the cost of an affordable rent (as in the table below) would increase. It is
possible that this would take the cost above LHA limits, and again could cause difficulties for some
households in affording rents. It is not however possible from the data available to estimate if and/or
how much the private rent costs would increase with the inclusion of service charges.

8.25

The costs below for affordable rented housing are likely to be similar to those for affordable private
rent housing (a new tenure being proposed for introduction in the draft NPPF) and so private rent
housing has not been separately studied.
Table 44: Estimated Affordable Rent level (2017)
80% of Average Market Rents
pcm
Room only
1-bedroom
£360
2-bedrooms
£440
3-bedrooms
£520
4-bedrooms
£680
Source: Derived from Valuation Office Agency data

80% of Lower Quartile Market
Rents pcm
£320
£400
£480
£600

Social rents
8.26

The final main tenure analysed initially is social rents. The figures provided are an average rent and
include services changes. The figures have been derived by looking at rent levels for 2015/16 (as
7

evidenced by CoRe data) and then figures for different sizes established by looking at historical
data (to iron out any potential year-on-year anomalies) and also the profile of dwellings let at social
rents.

7

Continuous Recording of Lettings and Sales in Social Housing in England – a national information source funded by the Department
for Communities and Local Government that records information on the characteristics of both Private Registered Providers’ and Local
Authorities’ new social housing tenants and the homes they rent and buy
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The analysis shows rent levels starting at £362 per month for a 1-bedroom home and rising to
around £485 for four (or more) bedrooms. The figures for the 4-bedroom category should be treated
with some caution as there are generally very few lettings of properties of this size in the Hambleton.
For comparison, the Local Housing Allowance limit has also been provided (for the Hambleton
BRMA) – this shows for all sizes that social rents are less than LHA.
Table 45: Estimated average social rent by dwelling size
Average (median) social rent
1-bedroom
2-bedroom
3-bedroom
4-bedroom
Source: CoRe and VOA data

£362
£407
£451
£485

LHA limit (Richmond and
Hambleton BRMA)
£394
£494
£555
£698

Income Required to Access Different Tenures of Housing
8.28

Having established the likely cost of housing, the next step is to estimate what level of income might
be required to access the different products. Separate tests are applied for home ownership and
private renting; home ownership is based on looking at mortgage multiples (mortgage affordability)
with accessing private rented housing being based on consideration of the proportion of income that
might need to be spent on housing (rental affordability).
Mortgage affordability

8.29

A household is considered able to afford to buy a home if it costs less than four times the gross
household income; it has also been assumed that a household will have a 10% deposit.

8.30

Previous CLG guidance (of 2007) suggests using thresholds of 2.9 for households with multiple
incomes and 3.5 for those with a single income. The use in this study of a four times multiple
reflects the fact that there is likely to be some keenness from Government to ensure that
prospective households are able to access the finance they need (for example, with the Help-to-Buy
Scheme, the maximum income multiple is 4.5). Additionally, a brief review of a number of lenders
indicates that four times income is generally available across the market; although the exact
availability of finance will also depend on an individual household’s circumstances.

8.31

The 10% deposit is used to reflect the typical minimum deposit required to access mortgage finance.
Again deposit availability will vary by household and raising this sort of level of capital would
potentially be an issue for a number of households. However, there are initiatives available to help
households to raise a deposit (such as Help-to-Buy ISAs).
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Hence, as with other analysis, the affordability measure used should be treated as indicative given
that there are a number of variables that will differ based on the circumstances of individual
households – this cannot be captured within this study.
Rental affordability

8.33

A household is considered able to afford market rented housing in cases where the rent payable
would constitute no more than a particular percentage of gross income. The choice of an
appropriate threshold is an important aspect of the analysis, CLG guidance (of 2007) suggested
that 25% of income is a reasonable start point but also notes that a different figure could be used.
Analysis of current letting practice suggests that letting agents typically work on a multiple of 40%
(although this can vary by area). Government policy (through Housing Benefit payment thresholds)
would also suggest a figure of 40%+ (depending on household characteristics).

8.34

For the purposes of analysis in this section, it has been assumed that a household should spend no
more than 30% of their income on housing. This is to provide consistency with the main analysis of
affordable housing need and to be consistent with the previous SHMA assessment in the HMA. A
different assumption could be used but it is unlikely that a figure much different from 30% could
reasonably be justified.

8.35

It is not considered appropriate to use the same ratios for all tenures of rented housing, as lower
housing costs for social/affordable rented homes would reduce levels of residual income (if
matched to the same percentage of income to be spent on housing). In the analysis it has been
assumed that there should be a stepped reduction such that a 25% figure is used for social renting
(a figure of 27.5% has therefore been used when studying affordable rented housing). The table
below summarises the assumptions used.
Table 46: Affordability thresholds for different tenures of rented housing
LQ private rent

Affordable rented

Social rented

27.5%

25%

Hambleton
30%
Source: Housing costs from VOA and CoRe
8.36

In checking if these thresholds are of the right order of magnitude it is worth considering recent
evidence on this subject. The English Housing Survey headline report (2015/16) provides data on
the proportion of household income spent on housing costs, by tenure. This showed, on average,
those buying their home with a mortgage spent 18% of their household income on mortgage
payments whereas rent payments were 28% of household income for social renters and 35% of
household income for private renters. Excluding Housing Benefit, the average proportion of income
spent on rent was 37% for social renters and 41% for private renters (Annex Table 1.13 and Figure
1.8).
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This suggests that the assumption that households could spend more than 25% of their gross
income on housing costs reflects reality for those living in the private and social rented sectors in
England. Overall it is considered that the threshold of 25%-30% of gross household income is a
reasonable threshold based on the available evidence.
Income thresholds for different tenures of housing

8.38

The table below brings together an analysis of the different tenures discussed so far to consider
what level of income would indicatively be required to access a home. Although the measures for
mortgage and rental affordability are different; both ultimately lead to an estimate of the income
required. Looking at figures for the whole of the district it can be seen that it is estimated that an
income of around £31,300 would be required for open market purchase of a 2-bedroom property;
but much lower figures are seen for rental options.

8.39

The analysis shows a figure of around £17,400-£23,300 to afford social rented housing and
therefore it is assumed that any household with an income below this level would need this tenure
of housing (probably supported by Housing Benefit). In reality, affordable rented housing might also
be a solution for such a household, as long as sufficient Housing Benefit were to be available. The
estimated incomes to access social rented housing should also be considered in light of benefit
caps; both 3- and 4-bedroom properties show an income requirement which is higher than the
upper end of benefit caps (£20,000 per annum for non-single person households).
Table 47: Indicative affordability (income) thresholds for different tenures of housing – by
size
LQ purchase

LQ private rent

1-bedroom
£19,733
£16,000
2-bedrooms
£31,320
£20,000
3-bedrooms
£36,585
£24,000
4-bedrooms
£53,438
£30,000
Source: Derived from a range of sources as described
8.40

Affordable rented

Social rented

£13,964
£17,455
£20,945
£26,182

£17,376
£19,536
£21,648
£23,280

With regard to the use of Housing Benefit (particularly to assist households affording affordable
rented homes) it should be noted that there are a number of implications. The most obvious one is
that the higher rents potentially charged will see a greater burden on the public purse. Additionally,
with households being subject to the tapering of Housing Benefit as their income rises, the higher
rents potentially provide for a longer ‘benefit trap’.
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Affordable Home Ownership
8.41

The analysis above has considered some of the main tenures of housing. There are also a series of
other tenures in the NPPF and Draft NPPF that can be considered in this report. These are under
the banner of affordable home ownership, and in terms of the draft NPPF includes Starter Homes,
Discounted market sales housing and other affordable routes to home ownership including shared
ownership.
Intermediate Housing (shared ownership)

8.42

Looking at affordability for shared ownership draws on both a mortgage and rental affordability test
and is discussed separately below. Shared ownership starts with an open market value (OMV) and
then part of the property is sold and the rest is rented (normally from a Registered Provider). It is
difficult to know exactly what the OMV of shared ownership might be (as this will depend on a range
of factors such as the location of the dwelling), however, for the purposes of an indicative analysis,
it is assumed that the OMV for shared ownership will be approximately lower quartile house price
plus 15% (the estimated new-build premium).

8.43

Taking the example of a 2-bedroom property, it is estimated that the OMV would be about
£160,000. If buying a 25% share in the property, the income required for the purchase part of the
tenure would be around £9,000 (this assumes a 10% deposit and 4× income multiple). The rental
element would be about £3,600 per annum (based on paying a rent of 3% per annum on the unsold
equity) and based on 33% of income for this (which seems to be a fairly standard figure for shared
ownership) an additional income of about £10,800 would be needed. The overall income required
for shared ownership would therefore be around £19,800.

8.44

The table below shows the same calculation (working through to an income requirement) for all
dwelling sizes and also considering a 50% share (as well as 25%). This shows that shared
ownership is affordable for 1-bedroom homes with either a 25% or 50% share (this is based on
considering if there is an income requirement which is below the LQ private rent figure). Additionally,
other dwelling sizes look to just about ‘work’ with a 25% share but not if this is raised to 50%. This
mean that with a 50%, shared ownership is arguably not an affordable product. That said enabling
households to access shared ownership would potentially release other accommodation into the
market for use by another household.

8.45

The calculations below all assume a 10% deposit on the equity part of the home; if a household
were to be able to pay a larger deposit, then the mortgage cost (and income requirement) would
reduce, and hence the housing would be more affordable. That said, it may be that some shared
ownership is available with deposits lower than 10% - this in turn would increase the monthly
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housing cost. Overall, it should therefore be noted that the analysis below is based on a specific set
of circumstances; these would be different for individual households seeking to access shared
ownership accommodation and should therefore be seen as indicative (albeit consistent with the
analysis carried out when looking at the affordability of other tenures).
Table 48: Indicative affordability (income) thresholds for shared ownership – by size
25% equity share

50% equity share

1-bedroom
£12,481
2-bedrooms
£19,810
3-bedrooms
£23,140
4-bedrooms
£33,799
Source: Derived from a range of sources as described
8.46

£15,885
£25,213
£29,451
£43,017

In looking at shared ownership, the question about affordability can be shifted to ask what level of
equity purchases would be needed for a home to be affordable (i.e. at the same cost or less than
access level private rented accommodation). The table below estimates these percentages and
shows that an equity purchase of 50% for a 1-bedroom home would bring the cost in at a level
close to the private rented sector along with a figure of 25%-28% for 2- and 3-bedrooms. For larger
(4-bedroom) homes, a household would only be able to equal the income requirement to access the
private rented sector if the equity purchase was as low as 14%.

8.47

The analysis (particularly for the larger dwelling sizes) does not mean that the Council should not
consider this type of accommodation within the mix of housing, as larger shared ownership can add
to the mix of housing and will be affordable to some households who are able to rent but not to buy.
Additionally, whilst 1-bedroom shared ownership looks to be relatively affordable, it would need to
be established if there is actually demand for this size and tenure of accommodation in a local area
– experience elsewhere has suggested that one-bedroom shared ownership is not typically of high
demand.
Table 49: Equity share needed to make shared ownership income requirements the same
as requirements in the private rented sector
Affordable equity share
1-bedroom
2-bedrooms
3-bedrooms
4-bedrooms
Source: Derived from a range of sources as described
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Starter Homes/discounted market sales housing
8.48

The final tenures to be considered are Starter Homes and discounted market sales housing. These
are considered together as in many cases they would be the same product (having a discount of at
least 20% from open market value (OMV). There are some differences in terms of eligibility and the
extent to which the discount is held in perpetuity, but for the purposes of this report they are most
readily considered as a single tenure.

8.49

Consistent with other analysis, to establish the likely OMV we have looked at lower quartile prices
and added 15%. Then a discount of 20% is applied and all of the same assumptions about deposits
and income multiples as for full open market purchase. The table below shows a worked example
of the income requirement for a 2-bedroom home. This shows an income requirement of £28,800,
which is below the income required for open market purchase (£31,300) but above the equivalent
figure for a lower quartile private rented home (£20,000).
Table 50: Income Required for Starter Home/discounted market sales housing – 2-bedroom
Assumptions
Overall price of SH/DMS
Price is 15% above estimated lower quartile
(before discount)
second-hand purchase
Price of home after 20%
20% discount on market value
discount
Deposit
10% required
Mortgage required
Minus 20% discount and 10% deposit
Income required to afford
Assuming a mortgage up to 4 times income
home
Source: Derived from a range of sources as described

8.50

Value (£)
£160,080
£128,064
£12,806
£115,258
£28,814

The table below shows equivalent income requirement figures for all dwelling sizes. For all dwelling
sizes, the income requirement sits somewhere between the income for open market purchase and
the income required to access the private rented sector (also shown in the table below for clarity).
Table 51: Affordability thresholds for Starter Homes and Discounted Market Sale housing
Discounted market
LQ purchase
sale/Starter Home
£19,733
1-bedroom
£18,154
£31,320
2-bedrooms
£28,814
£36,585
3-bedrooms
£33,658
£53,438
4-bedrooms
£49,163
Source: Derived from a range of sources as described

8.51

LQ private rent
£16,000
£20,000
£24,000
£30,000

One additional question arising from this analysis is to study at what point increasing the discount
on a Starter Homes (above the minimum 20% assumed above) will put this tenure on and equal
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footing (in affordability/income requirement terms) as the access level to the market (i.e. a lower
quartile private rent). The simplest way to consider this is to look at the discount required so that the
income required is in line with that needed to access a lower quartile private rented home – this
tenure essentially sets the upper bound for intermediate housing. Hence an additional analysis has
been undertaken to test what level of discount might be needed for Starter Homes/Discounted
Market Sale housing to be an intermediate product, as currently defined in the NPPF.
8.52

The table below shows for a Starter Home to just fall into the bracket of intermediate housing, that
the discount from OMV would need to be in the order of 30% for a one-bedroom home and rising to
52% for homes with 4-bedrooms.
Table 52: Theoretical discount needed from OMV to make a Starter Home/Discounted
Market Sale as ‘affordable’ as intermediate housing
Discount from OMV
1-bedroom
2-bedrooms
3-bedrooms
4-bedrooms
Source: Derived from a range of sources as described

8.53

30%
45%
43%
52%

An alternative way to look at discounts to make housing affordable is to use the income thresholds
for private rented accommodation and work these back into a house price (again assuming a four
times income multiple and a 10% deposit). The table below shows what the sale price would need
to be if low-cost home ownership were to essentially be at the access level to the market.
Table 53: Hambleton affordable home ownership prices (aligned with cost of accessing
private rented sector)
Affordable Housing Prices (AHP) (initial fixed
sale prices)
1-bedroom
£71,100
2-bedrooms
£88,900
3-bedrooms
£106,700
4-bedrooms
£133,300
Source: Derived from a range of sources as described

8.54

One advantage of looking at the cost of housing in this way is that it can readily be updated (every
six months by reference to Valuation Office Agency data). However, it is not entirely clear if setting
low-cost home ownership costs at these levels would be a worthwhile exercise.

8.55

Firstly, whilst these costs would theoretically mean that an affordable home ownership unit would
meet the current NPPF definition of affordable housing; it would remain the case, that many
households who are able to afford such a product, could already afford open market housing
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without the need for subsidy/discount (unless strict income limits were to be applied, which certainly
in the case of Starter Homes looks unlikely (given an £80,000 upper income limit)).
8.56

Secondly, providing homes at these costs (e.g. a 2-bedroom home for £88,900) will be less viable
than providing the same homes at (say) a 20% discount (e.g. in the case of a 2-bedroom home a
20% discount would roughly equate to a property price of £128,000). The larger discount could
have a knock-on effect on the ability for other forms of affordable housing to be provided (such as
social/affordable rent). As with many aspects of looking at affordable housing provision, there will
be a series of choices to be made by the Council which will need to balance up overall delivery, the
affordability of housing and the viability of provision.
Rent to Buy

8.57

Rent to buy is a government scheme designed to ease the transition from renting to buying the
same home. Initially (typically five years) the newly built home will be provided at the equivalent of
an affordable rent (approximately 20% below the market rate).

8.58

The expectation is that the discount provided in that first five years is saved in order to put towards
a deposit on the purchase of the same property. This tenure is also called Rent to save or
Intermediate Rent.

8.59

As with other intermediate products, the households are only eligible if it has good credit, has never
previously owned a home and earns £60,000 a year or less (or £64,300 if you are looking at homes
in London).

8.60

At the end of the five year period, depending on the scheme, the property is either sold as a shared
ownership product or to be purchased outright as a full market property. If you are not able to do
either of these then the property is vacated. This product is therefore not an affordable property in
perpetuity. Furthermore it is unclear whether if the shared ownership option is taken up that the
rental part is given as a discounted or market rent.

8.61

In order to access this tenure it effectively requires the same income threshold for the initial phase
as a market rental property although the cost of accommodation will be that of affordable rent. The
higher earnings threshold will allow the household to save for a deposit for the eventual shared
ownership or market property. In considering the affordability of rent-to-buy schemes there is
therefore a direct read across to the income required to access the private rented sector and shared
ownership.

8.62

While this product provides a pathway to home ownership it is not an “affordable” product. And
while the initial stages are on a rental basis it will for the greater part be a market property or at the
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very least a low-cost home ownership product (intermediate) it should therefore be treated as part
of the 10% of affordable home ownership products suggested by the draft NPPF.

Types of Affordable Housing – Discussion
8.63

The cost of housing to buy in Hambleton District is relatively expensive compared with other areas
(notably when compared with regional figures). A lower quartile terraced home (regardless of size)
is estimated to cost around £138,500, whilst a lower quartile two-bedroom home is estimated to be
around £139,200. To access a 2-bedroom home (assuming a 10% deposit and a four times income
multiple) a household would need an income of around £31,300.

8.64

The cost of private rented accommodation is more in-line with regional averages, and generally
cheaper than renting nationally. A lower quartile 2-bedroom home costs around £500 per month,
and the income needed to access this accommodation (assuming that around 30% of income could
reasonably be spent on housing) would be around £20,000. The amount of Housing Benefit that
can be claimed is generally lower than lower quartile market rents, meaning that benefit dependent
households could find it difficult to access market housing (without having to top-up the rent to be
paid).

8.65

The cost of affordable rented housing (at 80% of market rents) looks likely to have a cost at or
below the maximum Housing Benefit levels, and hence can be considered as an affordable product
likely to be available to most households. However, for households requiring larger homes, it is
possible that the benefit cap would make it difficult to access this form of affordable housing. Social
rents are notably cheaper than private (and in many cases affordable) rents and are the most
affordable form of accommodation.

8.66

Analysis has been carried out to look at the potential cost of a range of affordable home ownership
options. Key forms of affordable home ownership set out in the draft NPPF (e.g. Starter Homes or
Discounted Market Sale) have the potential to be expensive relative to the income requirements for
private rented accommodation. Generally, if such homes were sold at a 20% discount to Open
Market Value (OMV) then they would not be meeting affordable need (i.e. those able to afford such
accommodation could also afford to rent privately without any subsidy). To make home ownership
as affordable as the private rented sector, discounts on OMV of well in excess of 20% would
typically be needed (for a 2-bedroom home a discount of around 45% is estimated as being
necessary).

8.67

Turning to shared ownership, this tenure would generally sit at an effective cost somewhere
between the cost of outright ownership and renting privately (potentially cheaper than privately
renting if the equity share is as low as 25%). Hence, this type of accommodation is in some
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instances not affordable in terms of the definitions in the current NPPF. However, this analysis is
based on a specific set of assumptions; the affordability of any particular dwelling could vary
depending on the OMV and the individual circumstances of prospective purchasers. Additionally,
the options that Help to Buy offer in purchasing a share may make such housing affordable for the
applicant, and would therefore make this a viable and affordable home ownership option.
8.68

It is clear from the analysis that shared ownership is likely to be the most affordable home
ownership option available and should ideally be included in the mix of housing where an affordable
home ownership element is to be included (which is likely to be necessary if the suggestions in the
Draft NPPF are followed through).

8.69

The range of analysis around the cost of housing (including affordable housing) does provide the
Council with a series of choices. The analysis clearly identifies a need for affordable housing based
on the current NPPF definition, as well as a potential role of affordable home ownership (although it
is recognised that this may not meet ‘needs’ as currently defined, it is the case that such housing
would sit in the gap between privately renting and home ownership).

8.70

There are clear overlaps between different ‘affordable’ products, with the analysis only able to
provide a broad overview; for example, shared ownership could be provided with different equity
shares to that assumed in this study, whilst Starter Homes could be provided with a greater
discount than 20% on open market value.

8.71

Affordable home ownership with ‘standard’ discounts would typically require an income that is
above the income needed to access private rented accommodation. This means that such housing
is not technically affordable; however, inclusion of affordable home ownership products as part of
the mix of housing would enable some households to move out of private rented accommodation,
as well as fulfilling the Government desire to increase home ownership.

8.72

It is therefore suggested that the Council should consider seeking 10% of all housing on major
housing developments to be affordable home ownership (as set out in the draft NPPF). There will
be decisions to make about the form such housing takes.

There is also the need to consider the

overall affordable housing mix based on what can viably be delivered in order to address the
identified need.
8.73

The analysis is clear that a 20% discount from OMV will not make housing affordable, but higher
discounts will impact on viability, with the possibility that such housing still does not meet an ideal
target audience (e.g. if households with relatively high incomes are able to access such housing).
Hence any policy to include the 10% should be carefully thought through.
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Furthermore, it is not considered that there is any basis (in affordability terms) to increase the
provision of affordable home ownership above the 10% figure currently suggested in the draft NPPF.

8.75

The Council will also need to consider what forms of affordable home ownership are most
appropriate in local circumstances. The discussion when looking at different tenures within this
broad ‘affordable home ownership’ category clearly points towards shared ownership as being the
most affordable option; the Council should therefore focus on this tenure as a start point, with other
options potentially being considered where viability is a concern. The Council could also consider
other forms of affordable home ownership over and above the typical social:intermediate split
typically sought in policy. This could be in addition to the affordable housing and could form part of
the market housing.

8.76

Subject to viability, in addition to 10% of affordable home ownership, the Council should be seeking
to provide additional rented housing; the provision of such housing should be maximised where
opportunities arise. Analysis in this report suggests that rented housing could be split broadly
equally between social and affordable rented, although the amount of affordable rent could be
increased as long as the rent level does not fall above LHA limits (and also being mindful of the
impact of benefit caps for larger households).

8.77

In terms of the choices, the delivery of affordable housing will be limited by the finance available to
provide such housing, and this will need to be balanced against the need for different types of
accommodation. For example, the analysis clearly indicates the main need to be for rented homes
and that social rents are the most affordable tenure of housing. However, social rent is typically less
viable to provide than say shared ownership (or indeed affordable rents) – therefore fewer social
rented homes would be able to be provided than homes of other tenures.

8.78

Additionally, affordable home ownership may not meet the current NPPF definitions of affordable
housing; however, all planning authorities in England are under a general duty to promote the
supply of Starter Homes, with the Draft NPPF including a ‘policy expectation’ that 10% of all new
homes on major developments will be some form of affordable home ownership. Hence, there will
be further choices to make regarding the provision of affordable home ownership and this will
include consideration of issues such as the discount on OMV.

8.79

There are further considerations when looking at the tenures of affordable homes to be provided.
This includes the cost to the public purse of Housing Benefit and also the extent to which
households might get caught in a benefit trap if rent levels are too high (which could act as a
disincentive to seek employment). Differences in the pricing and availability of housing in different
areas will also be a consideration when deciding what mix of housing is most appropriate (e.g. rural
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housing is typically more expensive, and these areas typically have a lower proportion of social
rented homes currently).
8.80

As a starting point the Council should on major housing developments consider a tenure split of
70% market, 10% low cost or affordable home ownership and 20% affordable/social rent. Although
this should be ratified with further evidence on viability which justifies the Council seeking to provide
additional rented housing.

8.81

As stated on paragraph 65 of the draft NPPF this is only a starting point unless such a mix
significantly prejudices the ability to meet the identified affordable housing needs of specific groups.
Exemptions should also be made where the site or proposed development is a purely build to rent
or is formed of specialist accommodation (e.g. students and elderly) or is a custom-build scheme or
is 100% affordable.

8.82

Overall, whilst the analysis provides an evidence base about different types/tenures of housing, it
remains the case that the local authority will need to recognise that there are a series of choices to
be made with regard to the provision of new affordable housing; essentially a trade-off between the
affordability of accommodation and the number of homes that can viably be provided.

Summary
8.83

The analysis in this section seeks to consider the affordability of housing options in Hambleton
District. A particular focus of the analysis is to consider the (wider) proposed definition of affordable
housing in the Draft NPPF of March 2018 (including proposals to introduce a ‘policy expectation’
that at least 10% of new homes on major housing developments are in an ‘affordable home
ownership’ tenure).

8.84

The table below provides a summary of estimated income requirements to access a range of
different property sizes and tenures. This clearly identifies that affordable home ownership with
‘standard’ discounts would typically require an income that is above the income needed to access
private rented accommodation.

8.85

This means that such housing is not technically affordable; however, it needs to be noted that the
figures below are based on a specific set of assumptions; the affordability of any particular dwelling
could vary depending on the open market value and the individual circumstances of prospective
purchasers.

8.86

Overall, the analysis would generally support shared ownership as the most affordable form of
affordable home ownership that can be promoted by the Council (when compared with standard
20% discounts as included in the Draft NPPF).
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However the higher threshold of incomes needed to access discounted market/starter homes when
compared to affordable rented it is clearly addressing the needs of a smaller group which is in less
need to those on lower incomes.

8.88

It may also be the case that discounted market products whilst on face value are the most
affordable may not be suitable for those who can afford them; for example occupiers are still
required to raise a deposit and access a mortgage. An alternative product such as an affordable
rent may therefore cater for a larger number of households, including those in acute need despite
being arguably more expensive.
Table 54: Indicative affordability (income) thresholds for different tenures of housing – by
size

LQ purchase
Discounted
market/Starter Home
Shared ownership
(50% equity share)
LQ private rent
Shared ownership
(25% equity share)
Affordable rented
(median)
Social rented
Affordable rented (LQ)
8.89

1-bedroom

2-bedrooms

3-bedrooms

4-bedrooms

£19,700

£31,300

£36,600

£53,400

Assumed
Household
Expenditure
30%

£18,200

£28,800

£33,700

£49,200

30%

£15,900

£25,200

£29,500

£43,000

30%

£16,000

£20,000

£24,000

£30,000

30%

£12,500

£19,800

£23,100

£33,800

30%

£15,700

£19,200

£22,700

£29,700

27.5%

£17,400
£14,000

£19,500
£17,500

£21,600
£20,900

£23,300
£26,200

25%
27.5%

On the basis of the analysis of housing costs, income requirements and an understanding of
potential changes to the definition of affordable housing; the main conclusions from the analysis
are:
 The Council should consider seeking 10% of all housing to be affordable home ownership (as
set out in the Draft NPPF);
 The bulk of the affordable home ownership should be shared ownership – this is the most
affordable of the home ownership options;
 The Council could also encourage the development industry to provide alternative methods of
lowering the cost home ownership. For example by encouraging smaller plot or home size or
reducing the spec of property. This would be in addition to the affordable housing and could form
part of the market housing; and
 Subject to viability, in addition to the affordable home ownership, the Council should be seeking
to provide additional affordable rented housing. In line with policy this could be as high as 20%
overall. A broadly equal split between social and affordable rented could be considered (50%
and 50% if viable and policy is achieved), although the costs and affordability of affordable
rented housing should be monitored over time.
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 The residual 70% should be market housing. This would include PRS and Build to Rent
schemes. Although again viability could mean an increase in this percentage.
8.90

Overall, it needs to be recognised that there are a series of choices to be made with regard to the
provision of new affordable housing; essentially a trade-off between the affordability of
accommodation and the number of homes that can viably be provided. Hence the analysis in this
report can only provide a guide to the types of affordable housing that should be provided.

8.91

Finally, there is also still a clear demand/need for affordable housing products which continue to
justify the Council seeking to achieve the maximum viable level of contributions in line with their
policy. This will help ensure affordable housing need is addressed in the most suitable and timely
fashion.

Build-to-Rent
8.92

Slightly separate to the affordable needs analysis we have also examined the Build-to-Rent sector.
This builds on the Government promoting Build-to-Rent housing as an alternative to more traditional
forms of PRS.

8.93

The Government has set up a Private Rented Sector Taskforce; and supported delivery though
other measures – including a Build to Rent Fund which provides Government-backed loans to
support new development. The sector is currently relatively small, but is one with growth potential.

8.94

The Housing White Paper (HWP) noted the desire to change the NPPF so that local authorities
‘should plan proactively for Build to Rent where there is a need, and to make it easier for Build to
Rent developers to offer affordable private rental homes instead of other types of affordable
housing’.

8.95

Although the draft NPPF stops short of the pro-active planning for Build-to-Rent property it does
allow for such developments to forgo contributing starter homes in favour of affordable rental
products.

8.96

Linked in part to this, there is an increased (national) interest from developers in “Build to Rent”
housing, which is specifically built not for open market sale but for the Private Rented Sector and
thus is reflective of the same costs. Arguably, the sector provides the opportunity for good quality,
well-managed rental accommodation which is purpose-built and therefore achieving a premium.

8.97

Additionally, the sector provides the opportunity to boost overall housing delivery in the district, as it
does not compete directly with traditional housing development schemes which are built for sale.

8.98

In Hambleton, there is currently no evidence of a need for Build to Rent or any significant activity in
the sector. Indeed nationally, Build to Rent schemes are mainly coming forward in major urban
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areas (notably London) and are focussed on young professionals in locations close to transport
hubs.
8.99

That said as noted in the 2016 SHMA the size of the PRS has grown notably in Hambleton (Figure
41) between 2001 and 2011. Nationally and regionally there been an even greater increase in the
size of the PRS. The 2016 SHMA also shows that there has been no growth in rents in Hambleton
between 2011 and 2015 although there has been a 5% growth in the last two years.

8.100

Given the modest private sector rent levels in Hambleton (and slower rate of rental growth), it
seems unlikely that there would be any notable investment in this sector at present. However, if
schemes were to come forward, the Council should consider them on merit, including taking
account of any affordable housing offer (such as rent levels and the security of tenure).

Key Messages
1. Analysis was undertaken to consider the affordability of housing options In Hambleton.
2. This identifies that affordable home ownership would in many cases require an income in
excess of that required to privately rent. This means that such housing is not technically
affordable
3. Overall, the analysis supports shared ownership as the most affordable form of
affordable home ownership particularly for 1 and 2 bedroom homes. In theory this should
form the bulk of all affordable home ownership although in reality groups that have the
required income for this product may struggle to get a mortgage for it.
4. This group would also be earning a level which would make them eligible for social rental
products. A choice therefore should be made about which of these products to prioritise.
5. The Council should consider seeking 10% of all housing to be affordable home
ownership products with at least a further 20% as affordable rental products. Subject to
viability, the Council should be seeking to provide additional rented housing. A broadly
equal split between social and affordable rented could be considered.
6. Overall, it needs to be recognised that there are a series of choices to be made with
regard to the provision of new affordable housing; essentially a trade-off between the
affordability of accommodation and the number of homes that can viably be provided.
7. There is no evidence of a need for Build to Rent housing (i.e. developments specifically
for private rent). However, given the current Government push for such schemes, the
Council should consider any proposals on their merit, including taking account of any
affordable housing offer (such as rent levels and the security of tenure).
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9

COMMERCIAL PROPERTY MARKET UPDATE

9.1

This section reviews various factors to help assess the property market in Hambleton District. In
particular this section considers property market dynamics such as composition of current
businesses, office and industrial take-up and availability.

Employment Structure
9.2

Hambleton enterprises total around 5,400. The vast majority (90%) are “micro” businesses with less
than 9 people in their personnel. However there are 55 enterprises (1%) with 50 to 250 employees
and 5 (0.2%) with over 250 employees, according to ONS Business Counts for 2017. These larger
companies are within manufacturing, wholesale, transport and storage, accommodation and food
services, retail and health.

9.3

According to the Business Register and Employment Survey (BRES) employment in Hambleton (in
2016) was concentrated in the health, manufacturing, accommodation and food services, and the
public administration and defence sectors. Each of these account for at least 8% of the district’s
total employment.

9.4

The location quotient analysis showed that
 Stokesley has a relatively high representation of agriculture, business admin and support
services, and professional, scientific and technical employment.
 Northallerton has a relatively high representation of public admin and defence and mining and
utilities and health.
 A1 sub-area which includes Bedale and Leeming Bar has a relatively high representation of
employment within manufacturing, transport and storage and motor trade.
 Thirsk has a relatively high representation of employment within manufacturing, wholesale and
transport and storage.
 Easingwold has a relatively high representation of employment within information and
communication, hospitality and financial and insurance sectors.

9.5

GL Hearn has access to various property market websites, such as CoStar and EGi. Through these
we have analysed recent transactions and the current availability of the employment land market in
Hambleton by sub-market areas as at January 2018.

Hambleton Commercial Assessment
9.6

There is a total of 888,000 sqm of industrial and office floorspace in Hambleton. This can be split in
to 798,000 sqm of industrial and warehousing and 90,000 sqm of office floorspace.

GL Hearn
J:\Planning\Job Files\J039159 - Hambleton LP Housing & Emp Summary Paper\Reports\Report V10.docx

Page 92 of 131

Housing and Economic Development Needs Assessment, June 2018

9.7

Hambleton District Council

Figure 10 shows the historic growth of the stock between 2001 and 2016. There has been an
increase of 29.1% between 2001 and 2016 equating to an annual growth rate of 1.7%. This is
highin comparison to the North Yorkshires annual rate of 0.6%.

9.8

The office stock has increased by 73.1% (or 3.7% per annum) since 2001; however this reflects the
low quantum of office stock in Hambleton as a starting point.

9.9

In terms of the industrial and warehousing floorspace, this increased by 25.5% or 1.5% per annum
over the same period. To put this in context the industrial floorspace in North Yorkshire has
increased by just 0.4%.
Figure 10: Industrial and Office Stock in Hambleton, 2001-16

Source: VOA
9.10

GL Hearn has access to various property market websites, such as CoStar and EGi. As such we
have analysed the current availability of the employment land market in Hambleton by submarket
areas using data from CoStar and EGi as recorded in January 2018. The submarkets have been
considered based on the key employment concentrations across the district which are in proximity
to the key settlements as presented in the graph below.

9.11

Both EGi and CoStar are the most commonly used commercial databases when reviewing property
market dynamics. However it should be noted that these databases are populated by commercial
agents and as such they are not wholly complete records. Based on our experience it is quite
common for commercial properties owned by the public sector not to be included within these
databases.
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Figure 11: Submarkets in Hambleton

9.12

GL Hearn has used data available from CoStar and EGi for employment land take-up in the
Hambleton market area. The data demonstrates a 6 year trend since 2012 in both office and
industrial take-up which would indicate the demand trend in the corresponding submarkets. The
geography which is applied is as the one used in Employment Land Availability section above.

Office Market
Office Take-up
9.13

Figure 12 below demonstrates the floorspace take-up and the number of office deals in the
Hambleton area by sub-market for the past 6 years. Overall the office market is quite subdued. As
shown the highest number of deals for the period was recorded in Northallerton (42), followed by
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Thirsk (22) and Stokesley (18). The number of deals for the period in Easingwold was 11 and
across A1, including Bedale and Leeming Bar, was only 2.
9.14

The office market in Hambleton peaked in 2015 when the office take-up reach 9,500 sq.m, through
15 deals. There was a slight slowdown in transacted floorspace the following year with around
5,000 sq.m although the number of deals increased slightly to 16 deals. This would indicate that the
market is starting to recover post-recession.

9.15

The highest amount of office floorspace transacted for the period was in Northallerton (13,000
sq.m), followed by Stokesley and Thirsk with an almost even take-up of around 4,700 sq.m. The
amount of floorspace transacted in Easingwold was around 2,000 sq.m or c.350 sq.m per annum.
The distribution of the scale and distribution of these transactions can be seen in the following
figures.
Figure 12: Floorspace transactions, January 2012-December 2017

Source: CoStar/EGi, 2018
9.16

The largest office unit transacted during this period was Alverton Court in Crosby Road,
Northallerton. The building comprises of 3 floors with a total space of 5,000 sq.m sold to North
Yorkshire Police for £4.5 million (EGi) in August 2015.
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Figure 13: Office take up

Source: CoStar/EGi, 2018
9.17

In Thirsk, the largest office unit transacted was Teleware House in York Road with a total space of
2,400 sq.m, the second largest transaction for this monitoring period.
Office Availability

9.18

Figure 14 illustrates the distribution of office availability in each of the sub-markets. The most
available office units are those smaller than 185 sq.m, with the highest concentration of this range
being in Northallerton (6 spaces).
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Figure 14: Office Availability, January 2017

Source: CoStar/EGi, 2018
9.19

The highest concentration of total available office floorspace range is held in premises between
1,000 sq.m and 10,000 sq.m in size. This mostly relates to existing/second-handed stock in
Northallerton (6,700 sq.m), followed by the A1/Bedale sub-area (2,300 sq.m).

9.20

The relative lack of available office stock in Thirsk, Easingwold and Stokesley could potentially
mean that the majority of stock has been taken up. Stating that these areas are more industrial and
lower levels of office market is anticipated in general.

9.21

In addition, there is a lack of newly built, under construction or proposed office space across the
district. Indeed over the last 9 years there has been a loss of office space in the district. This is a
result of conversion to a variety of uses but particularly residential property.

9.22

As well as residential uses there is also a trend to convert the office space to healthcare and
cosmetics facilities such as dental practices, chiropractors, physiotherapy facilities and
salon/complementary therapy. There has also been a few losses to retail and restaurants/cafes.

9.23

Of the current stock, only 2% (360 sq.m in two properties) relates to newly built or refurbished
properties with the vast majority of available space being second-handed. The new stock is located
in Stokesley.

9.24

The largest office unit advertised as available is located Newby Wiske, Northallerton (6,726 sq. m).
However, this is occupied by Newby Foods and potentially relates to the renewal of the contract on
this site.
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Figure 15: Spatial distribution of office availability

Source: CoStar/EGi, 2018
9.25

The second largest office unit available is the Crabtree Hall Business Centre in Little Holtby near
A1(M). The site offers a total area of over 1,100 sq.m office space although this is the site in its
entirety. The site currently is comprised of a number of smaller units some of which are occupied.

Industrial Market
Industrial Take-up
9.26

Figure 16 illustrates the industrial deals and take-up recorded for the period between January 2012
and December 2017 in Hambleton. As shown, the highest number of industrial deals were recorded
in Northallerton (67 deals), followed by Thirsk at 47 and Easingwold at 40. This is a considerably
higher number than the office market.
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Figure 16: Industrial take up

Source: CoStar/EGi, 2018
9.27

A total of 122,000 sq.m was transacted in Hambleton between January 2012 and December 2017.
This equates to an average take-up of 20,400 sq.m per annum. Figure 16 illustrates the industrial
take-up distribution by the size of the transacted premises. As illustrated more than the half (53%)
of all transacted floorspace relates to industrial premises of between 1,000 and 10,000 sq.m.
However, in terms of deals, or the amount of properties transacted, these represent less than 20%
(30 deals) of all the transacted properties across the market during the last 6 years.
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There have been three peaks of industrial deals recorded in 2012, 2014 and 2015 with 36 deals for
each year. However, in terms of floorspace there was just one peak which like the office market
was in 2015. This related to a total of 44,300 sq.m take-up. In 2015, there was 10 industrial
transactions of over 1,000 sq.m each. These were recorded mainly in the in south of the district at
Thirsk and Easingwold.

9.29

Figure 17 shows the floorspace transacted for the same period by sub-market. The highest
industrial transaction was in Easingwold where the Norish Ltd premised totalling 12,500 sq.m was
sold to S Werrick & Sons for £1.6million.

9.30

Thirsk has seen the highest take up for this period with a total of 54,000 sq.m transacted for the
whole period or 9,000 sq.m transacted per annum. The highest take-up in Thirsk was in 2015,
relating to 22,300 sq.m, followed by 2016 with 17,900 sq.m being transacted. This includes the
second largest transaction which was the 8,600 sq.m at the Greif Flexibles site at Dalton which was
leased in 2015 and sold in 2016 for £700,000 (EGi).
Figure 17: Floorspace transacted, January 2012—December 2017

Source: CoStar/EGi, 2018
9.31

Easingwold has seen the second highest take up with on average 4,500 sq.m per annum
transacted or a total of 27,000 sq.m over the period between January 2012 and December 2017.
Northallerton has also seen a relatively high take up of 4,300 sq.m per annum (25,600 sq.m for the
monitoring period).

9.32

The A1/Bedale market has seen an average take up of 900 sq.m per annum. In reality, there was
an average of over 2,500 sq.m per annum for just two years in 2013 and 2017. The largest

GL Hearn
J:\Planning\Job Files\J039159 - Hambleton LP Housing & Emp Summary Paper\Reports\Report V10.docx

Page 100 of 131

Housing and Economic Development Needs Assessment, June 2018

Hambleton District Council

transaction related to a premise in Mercury Business Park of 2,000 sq.m in 2013, followed by the
lease of “Aiskew Garage 74” in Aiskew with 1,400 sq.m total space.
Figure 18: Floorspace transacted by size, January 2012—December 2017

Source: CoStar/EGi, 2018
9.33

The highest amount of deals (60 deals, 30%) relates to units below 185 sq.m; however these
represent just 6% of the total transacted floorspace.
Industrial Availability

9.34

Figure 19 shows the available industrial floorspace in each of the sub-market areas. The largest
amount of available industrial floorspace is located in Thirsk, a total of over 39,000 sq.m, followed
by Easingwold, Stokesley and Bedale/Leeming Bar/A1(M) which have an almost even split of over
5,000 sq.m available floorspace each. The total available industrial floorspace in Northallerton is
around 2,700 sq.m.

9.35

In terms of total floorspace, the unit sizes which have the largest amount of available floorspace are
those larger than 10,000 sq.m followed by units between 1,000 and 10,000 sq.m. However, the
largest number of units are those smaller that than 185 sq.m with 29 spaces currently advertised.

9.36

Across the overall available stock, 64% relates to second-handed while 27% relates to “Design and
Build” category. This is predominantly concentrated in Sowerby Gateway in Thirsk which is the
largest planning approval ever granted by Hambleton District Council and work commenced in
March 2013.
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The Sowerby Gateway sites is a mixed use scheme that includes the provision of a Business Park,
accessed from a new junction with the A168/A19 at Junction 49. The outline permission of the site
includes 160,000 sq.m suitable for B1, B2 and B8 uses. Work is commenced on the first phase
comprising up to 4,600 sq.m of small commercial units between 100 and 1,000 sq.m.
Figure 19: Industrial Availability, January 2017

Source: CoStar/EGi, 2018
9.38

The largest single available warehouse unit is the Austin Reed warehouse located in Station Road,
Thirsk. This is 12,500 sq.m and has been vacant since the company collapse in 2016. The site also
includes offices, manufacturing space and a retail outlet.

9.39

Around 8% of the advertised stock relates to newly built premises at Leeming Bar Business Park
(2,300 sq.m), the refurb premises in Mercury Business Park (800 sq.m) in Leeming Bar and the
new Omega Industrial Village in Northallerton (1,500 sq.m).
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Figure 20: Spatial distribution of industrial availability

Source: CoStar/EGi, 2018

Summary by Sub Area
9.40

This section of the report takes the above information and summarises the commercial property
market dynamics/demand for each of the sub-areas in Hambleton
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Northallerton
9.41

Northallerton is the strongest office market in the district. This is in terms of both the number of
deals and scale of transactions. It also hosts the largest amount of vacant office floorspace (16,000
sqm) although there are no available units larger than 10,000 sq m.

9.42

The largest office unit transacted since 2012 was Alverton Court in Northallerton Town Centre
which was taken up by North Yorkshire Police. Similarly the largest available property is the former
police headquarters at Newby Wiske. These are not typical transactions and perhaps therefore
exaggerate the true level of office supply and demand.

9.43

In total there are over 40 office units available to let within the Northallerton sub-area. The largest
amount of floorspace available is held in units of between 500 and 1,000 sq m.

9.44

There is also a fairly buoyant (but slowing) industrial market which normally manifests itself in takeup of smaller units. Indeed no industrial units of over 10,000 sq m have been transacted between
2012 and 2017.

There is however a very low level of vacant industrial properties indicative of

some level of demand. However, none of relate to properties larger than 700 sq m.
9.45

Available offices are seeking on average £10 per sq ft while the single industrial listing is seeking £6
per sq ft. Office rents are therefore slightly below average while industrial stock is asking for above
average rents.
Thirsk

9.46

Thirsk has more of an industrial focus than Northallerton although it still had the second greatest
number of office transactions in the district peaking in 2015. Despite the fact that Teleware House
is the second largest office transaction in the district the average size of office space transacted in
Thirsk is less than Stokesley.

9.47

Thirsk does however have a distinct lack of supply with the smallest amount of available office
floorspace of any of the sub areas. This is also all contained within units smaller than 185 sqm.
There is therefore some justification for increasing and diversifying the supply.

9.48

In contrast Thirsk is the most buoyant industrial market in the district in terms of floorspace
transacted, although Northallerton has seen more industrial deals. Although 2017 was relatively
slow 2015 and 2016 seen a significant amount of floorspace being taken up including a number of
very large premises.

9.49

There is however a considerable amount of available industrial floorspace in Thirsk both in terms of
floorspace and units. However this includes the Austin Reed site which as it was built for a specific
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In addition a large percentage of the “available” floorspace

(around 40%) is located at the Sowerby Gateway site which has not yet been built. There is also a
modest amount of industrial floorspace located at Dalton.
9.50

Available offices are seeking on average £11.50 per sq ft which is around average for the district.
While none of the industrial listings are not listing their asking prices
Easingwold

9.51

There is only a relatively modest office market in Easingwold. This largely reflects the rural nature of
the sub area with no major service centres which tend to attract office based development. It does
however act as overspill from York.

9.52

Between 2012 and 2017 the sub area attracted the second fewest number of deals and the second
smallest amount of transacted floorspace. The sub-area has a slightly higher level of available
office floorspace than Thirsk. Although this is all held in small accommodation of less than 200 sq m.

9.53

Although the Industrial market has had fewer deals than Northallerton the area has had a similar
amount of floorspace being transacted. This is largely driven by a single transaction at the Norish
Ltd premises which covered 12,500 sq.m. This was the largest industrial transactions in the district
for that period excluding new build.

9.54

There Easingwold sub-area does however has marginally the second highest level of industrial
availability. The majority of which is at the Shires Business Park. Although the single biggest
available space is at the former RAF Tholthorpe site.

Without this site availability in the sub-area

would be the lowest in the district by some way.
9.55

The single available office rent being sought is for £20 per sq ft which is unlikely to be
representative. While industrial listings are seeking on average a fairly average £5 per sq ft.
Stokesley

9.56

Stokesley is also largely an industrial location however it has still managed to achieve the second
highest amount of office floorspace transactions in the district and in fewer deals than Thirsk. This
includes just over 3,000 sq m at the Momentum “move on” space provided by the Council.

9.57

However, the sub-area still has one of the highest numbers of available office units although these
are all of less than 500 sq m as such the total available floorspace is relatively similar to the other
sub-areas, Northallerton excepted.
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While the most of the employment is in industrial uses the area has a low percentage of the
industrial transactions. This is perhaps indicative of the slow to recover Teesside market in which
Stokesley sits.

9.59

That said the area does have a relatively low level of industrial availability with only two sites being
advertised. The majority of available industrial floorspace is held in a single 4,500 sq m site at
Ellerbeck Way. This perhaps indicates again a need to diversify the stock

9.60

Available offices are seeking on average £11.50 per sq ft while the single industrial listing is seeking
£4 per sq ft. Office rents are therefore slightly above average while industrial stock is asking for
below average rents.
A1/Bedale

9.61

The Beadle/A1 office market is almost non-existent in terms of both stock and transactions. Only
two premises covering a combined area of around 300 sq m were transacted in the 2012 to 2017
period.

9.62

There are also only two available office units in the sub-area although these cover a slightly larger
1,200 sq m in total. However, this includes Crabtree Hall Business Park for which there are
questions over its true availability (see above).

9.63

Despite including one of the district’s largest industrial centres at Leeming Bar the area saw
relatively few industrial transactions, averaging only one per year but covering some 5,000 sq m in
total. This does not however include any new build development for which there has been a greater
level of activity.

9.64

The area does a similar level of industrial availability than the other sub-areas outside of Thirsk.
This is spread across a range of sizes including a 2,300 sq. m unit at Portland Way. All of the subarea available industrial land is located at Leeming Bar.

9.65

The rents being asked for at available office premises in the A1/Bedale sub-market are not listed.
However the single industrial rents being advertised is £3.30 although this not a typical industrial
rent for the sub-area.

Commercial Premises Enquiries
Local Authority
9.66

According to Hambleton District Council there were 550 commercial enquires relating to the
Council’s premises and employment land between January 2010 and October 2017. This equates
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to an annual rate of circa 70 commercial enquiries per annum. The majority related to premises and
14% of these enquiries related to employment land.
9.67

The premises enquiries ranged between 250 sqft and 30,000 sqft. According to Council records, the
vast majority related to small premises of less than 5,000 sqft. Around 8% of these enquiries
resulted in businesses taking up space from Council owned premises.
Foreign Direct Investment

9.68

Between 2012 and 2017 there were 491 Foreign Direct Investment projects (or 98 FDIs per annum)
across Yorkshire and the Humber. This data are based on the Department of International Trade
monitoring publications.

9.69

According to Council’s records there is approximately one new occupier per annum in Hambleton
as a result of the Foreign Direct Investment Projects.

Key Messages
1. There has been a take up of 20,400 sq.m per annum in Hambleton District since 2012.
2. Thirsk has seen the highest take up over this period – 9,000 sq.m per annum.
3. There has also been a notable level of activity recorded for Dalton Airfield over the last
two years (2,800 sq.m per annum).
4. There is currently 43,000 sq.m of commercial floorspace advertised as available which
includes 16,000 sq.m advertised but unbuilt at the Sowerby Gateway Development.
5. The largest available unit is the Austin Reed warehouse (12,500 sq.m) located in Station
Road, Thirsk.
6. The sub region has very low industrial availability that is driving up average rents. More
stock is being to come through the pipeline as a result.
7. There is some additional demand derived from public sector. In particular this relates to
small premises with occasional international investment opportunities.
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10

EMPLOYMENT LAND REQUIREMENTS

10.1

In this section we consider demand for employment land and floorspace over the period from 201435. The section considers requirements for employment land in the B1, B2 and B8 use classes as
well as commentary on other uses generally located on B-class employment land. The analysis is of
‘demand’ for employment land and therefore does not take account of any supply-side factors such
as existing employment land allocations or commitments.

10.2

When considering the scale of future needs the Planning Practice Guidance (PPG, 2014) requires
consideration of quantitative and qualitative need. This entails estimating the scale of future needs
broken down by different market segments, such as different B use classes. The PPG recommends
the use of a number of different techniques to estimate future employment land requirements,
namely assessments based on:
 Labour Demand;
 Labour Supply; and
 Past Take-Up.

10.3

There are relative benefits of each approach. Econometric forecasts take account of differences in
expected economic performance moving forward relative to the past, overall with regard to the
sectoral composition of growth. However a detailed model is required to relate net forecasts to use
classes and to estimate gross floorspace and land requirements.

10.4

In contrast, past take-up is based on actual delivery of employment development; but does not take
account of the implications of growth in labour supply associated with housing growth nor any
potential differences in economic performance relative to the past. It is also potentially influenced by
past land supply policies.

Labour Demand Scenarios
10.5

This section takes forward the adjusted economic forecasts set out in Chapter 10. This scenario
based on a Cambridge Econometric therefore the sector breakdown reflects their approach. The
data presented below has been summarised for each sector although the calculations themselves
have used sub sectors.

10.6

The Adjusted Scenario considers the quantum of employment land required to support the growth
of 3,100 jobs (2016-35).
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Table 55: Total Employment Growth - Adjusted Scenario
2016

2035

Growth 2016-35

Adjusted Scenario
52,500
55,600
Source: GLH and Oxford Economics (numbers may not add due to rounding)
10.7

3,100

GLH has converted the forecasts for total employment by sector into forecasts for Full-Time
Equivalent (FTE) employment by sector through analysis of the proportion of full- and part-time jobs
in Hambleton on a sector by sector basis.

10.8

Table 56 shows the percentage of full-time workers for each sector in the district. This is used in
relating the forecasts for total employment to expected growth in Full-Time Equivalent (FTE)
employment which is used in calculating employment floorspace and land requirements.
Table 56: Percentage of full time jobs per sector
Industrial Sector
Agriculture etc.
Mining & quarrying
Manufacturing
Electricity, gas & water
Construction
Distribution
Transport & storage
Accommodation & food services
Information & communications
Financial & business services
Government services
Other services
Total
Source: GLH analysis of BRES data

10.9

% of Full Time Workers
61%
100%
94%
98%
89%
65%
82%
31%
91%
69%
56%
40%
66%

This provides a figure for net change in the number of FTE jobs in each sector over the plan period.
The adjusted forecasts show a net jobs growth of 1,850 FTE jobs over the period 2016-36
(rounded). This includes a significant fall in manufacturing which as discussed previously bucks the
trend seen over the 2014-2016 period.
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Figure 21: Adjusted – Net change in FTE jobs, 2016-2035

Source: Oxford Economics
10.10

GLH has considered the proportion of employment in each of these sectors which is likely to take
place in office or R&D floorspace (Use Classes B1a and B1b), light industrial floorspace (Use
Classes B1c), general industrial floorspace (Use Class B2), and warehouse / distribution floorspace
(Use Class B8) and other uses which typically locate on B-class land such as transport depots
(generally Use Class Sui-Generis)

10.11

To do this we have calibrated our standard model which relates sectors and use classes for the
Hambleton economy through interrogation of the current composition of employment in key sectors
at 4-digit SIC level.

10.12

This provides an estimate of the proportion of FTE jobs in each sub-sector which are currently
located on each type of employment land (or other use class) in Hambleton District. The modelling
assumes that this proportion will hold true moving forwards. This approach has been used to derive
the following forecasts of net growth in FTE employment by use class over the plan period:
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Table 57: Adjusted Scenario – FTE Job Growth by B-Class Sector, 2016-35

B1a/b
B1c/B2
B8
Sui-Generis on B-Class
Non-B (inc Other Sui-Generis)
Total
B-Class Total
Source: Oxford Economics
10.13

2016-20

2020-25

2025-30

2030-35

150
-50
50
0
200
350
150

200
-100
50
50
250
450
150

200
-50
50
50
250
500
200

250
-50
50
50
250
550
250

Total
2016-35
800
-250
250
100
950
1850
800

To these figures we have applied employment densities this reflects local densities taken from the
Council’s Employment Telephone Survey in March 2017 ratified by updated positions from some
respondents in preparation for this work. As such this provides a more accurate, up to date, and
locally specific assessment of densities.

10.14

In contrast the HCA work which informed the previous Employment Land Review while robust
reflected national trends including many metropolitan areas which would not be appropriate for
Hambleton.

10.15

The telephone survey took known floorspace information from ratings data as well as information on
employees for each business and the broad sector which they work. We have converted figures to
provide employment densities for gross external floor areas on the following basis:
 Office and R&D (B1a/b): an average of 25 sq. m GEA per employee;
 Industrial (B1c/B2): an average of 60 sq. m GEA per employee;
 Warehouse/ Distribution (B8): an average of 70 sq. m GEA per employee.

10.16

For the office and factory figures this represents an increase from the previous employment land
review while the warehouse space this is a slight reduction. This reflects the predominantly smaller
stock and lack of large scale and high bay warehousing in the district.

10.17

We have also calculated the Sui-Generis density based on an assumed average for activities held
on B-class accommodation which was informed by the HCA Employment Densities Guide 3

rd

Edition (November 2015).
10.18

Applying these employment densities to the forecasts of net growth in jobs in B-class activities, we
can derive forecasts for net changes in employment floorspace. This forecasts a net requirement for
additional B-Class floorspace of 22,800 sq. m. The breakdown by use class is shown in Table 58.
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Table 58: Adjusted Scenario – Net Floorspace Growth by B-Class Use, 2016-35

B1a/b
B1c/B2
B8
Total B-Class

Floorspace Change (sq. m)
Per Annum
1,078
-775
899
1,202

Floorspace Change (sq. m)
16-35
20,478
-14,717
17,082
22,843

Sui-Generis on B-Class
332
Source: GL Hearn based on Oxford Economics data
10.19

6,308

Floorspace is converted to land area by using the following plot ratios: for B1a/b office space a plot
ratio of 0.25 is used (i.e. it is assumed that total floorspace will comprise 75% of the site area); for
B1c/B2 industrial space a plot ratio of 0.38 is used; for B8 warehouse/distribution space a plot ratio
of 0.4 is used. This maintains the plot ratios from the previous Employment Land Review and is
based on a review of the main office and industrial locations in the district.

10.20

These are net changes and do not take account of replacement demand, such as from existing
companies requiring upgraded floorspace.

10.21

In identifying how much land to allocate for development, we consider that it would be prudent to
include a ‘margin’ to provide for some flexibility, recognising:
 The potential error margin associated with the forecasting process;
 To provide a choice of sites to facilitate competition in the property market;
 To provide flexibility to allow for any delays in individual sites coming forward.

10.22

We consider that it would be appropriate to make provision for a 5-year ‘margin’ based on the fiveyear completions trend data. This is equivalent to just over 101,285 sq.m. Including such a margin
results in a need for 34.7 ha of employment land to meet development needs in the district.
Table 59: Gross Employment Land Need –Adjusted Labour Demand Scenario 2016-2035
Employment
Employment
Floorspace
Land
Requirement
Requirement
(sq. m)
(Ha)
B1a/b
20,478
8.2
B1c/B2
-14,717
-3.9
B8
17,082
4.3
Total B-Class
22,843
8.6
Sui-Generis on B-Class
6,308
1.8
Source: GL Hearn based on Oxford Economics data
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Employment Land
Requirement (Ha)
Including Margin

1,722
38,233
61,330
101,285
n/a

8.9
6.2
19.6
34.7
1.8
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Note that we have not included a margin on the Sui-Generis uses on B-Class land as it does not
form part of the core analysis. Depending on the Council’s approach to these alternative uses on
employment sites then this can be a further consideration.

10.24

Adding the sui-Generis uses could justify a further 1.8 ha of employment land taking the total labour
demand forecast need to 36.5 Ha.

Past Completions Trend
10.25

Next we have considered historic completions of employment floorspace in Hambleton District. We
have considered data for completions of B class floorspace in the district over the period from
2008/9 to 2016/17 based on the Council’s completions data.

10.26

Over the period 2008/9 to 2016/17 there has been a total of just over 180,000 sq. m of employment
floorspace (gross) completed in Hambleton District. This is equivalent to an annual completion rate
of 20,000 sq. m per annum. This was somewhat offset by a loss of 29,500 sq.m.

10.27

The employment gross completions figures per year are shown in Figure 22. The year with the
largest total completions was 2010/11 which saw just under 50,000 sq. m of employment space
completed. A large proportion of this was due to the 40,500 sq. m Severfield Steel Dalton of which
around 82% was open storage rather than “bricks and mortar” storage space.
Figure 22: Gross Completions by Employment Use, 2008/9-16/17

Source: Hambleton District Council
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Other years of notably higher growth include 2016-17 which included 23,000 sq. m. of indoor space
at National Tube Stockholders in Dalton and 2015-16 when 17,800 sq. m. of open storage space at
Cleveland Steel and Tubes again in Dalton was delivered.

10.29

Figure 23 presents the spatial distribution of all completed schemes between 2008 and 2017. A
number of significant developments (such as Wagg and Caw Ingredients) relate to expanding
businesses rather than new businesses coming in the area.

Figure 23: Commercial Completions 2008-2017

10.30

The map also shows the location of net loss of commercial floorspace the most significant of which
relate to the demolition of warehouses to create a new mixed use scheme of B2/B8 and some office
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space. This resulted in the loss of 6,000 sqm at Station Lane in Shipton by Beningbrough in the
south of the district.
10.31

The location of deliver gives a broad indication of demand in each area (although in some cases it
can also reflect the constrained supply i.e. Thirsk). As shown in Figure 23 there are notable
concentrations of large developments (Industrial) in Dalton and Leeming Bar.

10.32

There are also concentrations of smaller new-build development (offices and smaller industrial
units) in Easingwold and to a lesser extent Northallerton. However, Northallerton has also seen a
considerable number of developments resulting in a net loss.

10.33

In the case of Thirsk the confined nature of the existing industrial estate has restricted development.
This could be overcome once some of the permitted development at Sowerby Gateway is delivered
or as has already been seen a shift towards delivery f further industrial land at Dalton.

10.34

To translate these figures into a future need we have taken the annual average figures and
extrapolated this across the remainder of the plan period (19 years). This results in a total need for
just over 320,000 sq.m.
Table 60: Hambleton District Past Floorspace Completions, 2008/9-16/17 (sq. m)

B1a/b
B1c/B2
B8
Total

Total

Annual Average

-2,200
83,400
241,200
322,500

-100
4,400
12,700
17,000

Source: Hambleton District Council
10.35

However, this is driven by the two exceptional developments of outdoor storage space which
arguably is not employment land in the traditional sense. We have therefore created a second trend
based scenarios based on net completions without the major developments.

10.36

The total floorspace need over the plan period once these developments are excluded is reduced to
215,300 sq. m at an annual average of 9,400 sq. m.
Table 61: Hambleton District Past Floorspace Completions, 2008/9-16/17 (sq. m) –
Excluding Outliers

B1a/b
B1c/B2
B8
Total

Total

Annual Average

-2,200

-100

83,400
134,100
215,300

4,400
7,100
11,300

Source: Hambleton District Council
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Applying the same plot ratio assumptions as the labour demand scenarios, we can extrapolate the
future quantum of employment land required to 2035 assuming that development trends seen over
the past nine years continue. This results in a need for 81 ha of employment land including open
storage and for 55 ha of employment land when these developments are excluded.

10.38

Effectively, the scenario including the major developments includes a provision of 26 ha to support
open storage but could also be flexible to support future large-scale inward investment opportunities
and should be treated as such.

10.39

We would regard planning for the upper end of this scale of development as a policy choice for the
Council. Although as it is based on recent trends it is not out with the realms of possibility.
Table 62: Completions Trend Scenarios Future Requirement, 2016-35

B1a/b
B1c/B2
B8
Total

Including Major Developments
sq. m
Ha
-2,200
-0.9
83,400
21.9
241,400
60.3
322,500
81.4

Excluding Major Developments
sq. m
Ha
-2,200
-0.9
83,400
21.9
134,100
33.5
215,300
54.6

Source: GL Hearn based on district council data
10.40

Although permitted and not completed there are a number of major developments in the pipeline
which would justify the scale of growth set out. The unimplemented work include an extension to
the Wetherby Stone Products, Firmenich facilities at Dalton and a new facility near Dalton for Cod
Beck Blenders.

10.41

In addition, Provimi (Cargill) have expansion plans for their site in Dalton and D009 who own over
25 Ha’s of land at Dalton has been receiving enquiries for new facilities at the site despite it not
being marketed.

Implications
10.42

Having considered a labour supply scenarios and two completions trend scenarios, it is clear that
there is a contrast between the projections. The various forecasts show a future employment land
need ranging from 36.5 ha (Labour Supply Baseline) to 81.4 ha (Completions Trend Upper).

GL Hearn
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Table 63: Range of Employment Land Need (sq. m) 2016-35

B1a/b
B1c/B2
B8
Total

Labour Supply
Adjusted Scenario
1,722
38,233
61,330
101,285

Completions Trend Upper
-2,200
83,400
241,400
322,500

Completions Trend Lower
-2,200
83,400
134,100
215,300

Source: GL Hearn based on Oxford Economics and district council data
Table 64: Range of Employment Land Need (Ha) 2016-35

B1a/b
B1c/B2
B8
Total

Labour Supply
Adjusted Scenario
8.9
6.2
19.6
34.7

Completions Trend Upper
-0.9
21.9
60.3
81.4

Completions Trend Lower
-0.9
21.9
33.5
54.6

Source: GL Hearn based on Oxford Economics and district council data
10.43

The above scenarios have been considered together to draw an overall conclusion of employment
land need in Hambleton. There are relative benefits of each approach. The labour supply scenarios
take account of forecast jobs growth and how these might differ relative to past performance.

10.44

They are strongly influenced by economic changes at a national and regional level, which shows a
more cautious level of forecast jobs growth to 2035 than was seen historically.

10.45

In contrast, the scenarios based on past take-up assumes the rate of employment development
seen in Hambleton over the past 9 years continues over the period to 2035. This approach has the
benefit of being based on the actual delivery of development in the district, but does not take
account of any potential differences in economic performance relative to the past performance.

10.46

It is also potentially influenced by past land supply policies and hence this approach can often
represent a rolling forward of a constrained supply, however this does not appear to be the case in
Hambleton. It is also entirely reasonable to note the loss of office space in the district much of which
could be related to permitted developments.

10.47

While future net losses may well be possible (again as shown by past trends) it is probably not
“good planning” to assume that land should be released. Furthermore there is likely to be a turnover
of land with demand apparently shifting from out of centre back to town centres as demonstrated by
North Yorkshire Police.

GL Hearn
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It would therefore seem sensible to make some level of allocation for office space therefore as the
only positive assessment for office based need we believe the labour demand forecasts should be
taken forward got B1a/b use class. Although this should probably be seen as a maximum.

10.49

There is still a considerable difference between the labour supply and even the lower completions
trend scenarios in regard to the forecast land requirements for industrial (B1c/B2) use.

10.50

The adjusted jobs forecast still shows losses of jobs in manufacturing sectors over the period from
2016-35 reflecting wider (national and regional) trends as well as long term trends prior to 2001.
The result is a forecast loss of jobs in the sector over the forecasting period 2016-35, which is
reflective of the sectoral decline seen over the longer term.

10.51

To assess which of these scenarios represent the most realistic estimation of future industrial land
needs we have considered the relationship between the historic trend for manufacturing jobs, GVA
and industrial land in Hambleton. In some areas changing operating practices and increasing levels
of automation have meant that there is a changing relationship between manufacturing jobs and
industrial floorspace: the amount of floorspace required per manufacturing worker (i.e. the
employment density) has been increasing, influenced by productivity improvements.

10.52

However, the data suggests that in Hambleton since 2001 and prior to the plan period there has
been a notable increase in GVA despite job losses. The increase in GVA (and productivity) has
resulted in demand for additional floorspace as shown in the forecasts.

10.53

Figure 24 compares the growth in manufacturing jobs to total industrial floorspace in the district and
GVA since 2001. This shows that there has been a fairly strong correlation between manufacturing
GVA growth and industrial floorspace growth.

10.54

However there was a modest divergence between the jobs and floorspace/GVA data. This suggests
that the floorspace trend, and therefore the Completions Trend Scenarios, more closely reflects
growing productivity anticipated in the forecasts.
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Figure 24: Manufacturing Jobs Growth vs Industrial Floorspace – Historic, 2001-2016

Source: VOA 2016 & OE 2017
10.55

Figure 25 shows the data in the above graph and adds future growth periods as well as trend lines.
The completions trend based scenarios show continued growth which broadly represents a
continuation of the historic floorspace data. Conversely, the jobs growth forecasts show a more
negative future performance, the Baseline Scenario showing a decline and the Growth Scenario
showing a plateauing of jobs. This is contrary to the manufacturing jobs trend since 2001.

10.56

The analysis suggests that, given recent trends in the district, adopting an industrial land
requirement from the labour demand scenarios, which assumes negative manufacturing jobs
growth, could likely have a constraining effect on the district’s future industrial performance.

10.57

Overall the analysis suggests that the Lower Completions Trend Scenario appears the most
reasonable basis for estimating future industrial land needs for manufacturing (B1c/B2 uses) in
Hambleton District (24Ha). This broadly is slightly above a continuation of the district’s industrial
floorspace trend using VOA data. This also allows more flexibility to support changing practices in
manufacturing process, including increasing levels of automation, requiring greater floorspace per
manufacturing job.
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Figure 25: Manufacturing Jobs Growth vs Industrial Floorspace Vs GVA 1991-2035

Source: VOA 2016 & OE 2017
10.58

For B8 uses, the forecasts show a need for 19.6 ha with the lower completion trend at 33.5ha of
land although if open storage such as that at Dalton was to be repeated then the figure would be
considerable higher (60ha).

10.59

As a pragmatic step and recognising the improvements to the road network in the district then as a
minimum the mid-point (drawn from the lower population trend) would provide a reasonable level of
B8 employment land to be taken forward. The Council may however choose to allocate more land
to reflect the higher end of the completion scenario.

10.60

Overall, the evidence suggests that the labour demand based scenario provides the most robust
estimation of future employment land needs for office space but that factory and warehousing
space is more robustly forecast by past trends. This shows a need for almost 220,000 sq. m of
employment floorspace or 64.3 ha of employment land in the district over the period from 2016-35:
Table 65: Land requirements 2016-2035
Use Class
B1a/b
B1c/B2
B8
Total

Floorspace Requirement
(sq. m)
1,722
83,400
134,100
219,222

Land Requirement (ha)

Source

8.9
21.9
33.5
64.3

Labour Demand Scenario
Completions Trends
Lower Completions Trend

Source: GL Hearn 2017
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Should the Council wish to provide additional land for Open storage or to provide responsive land
for inward investment opportunities then 81.4 ha could be seen as the absolute maximum
development need within the district.

10.62

This reflects the level of historic completions and if used for open storage would not generate a
substantially increased level of labour force growth than that set out in the forecasts as the land
would be used at extremely low densities.

10.63

Additional consideration could also be given to accommodating sui-generis floorspace within Bclass accommodation. We anticipate that this would be in the region of 1.8 ha over the entire plan
period.

Supply
10.64

This report has not sought to update the employment land supply position which was set out in the
8

Employment Land Review . In summary the report identified a supply of 64.2 ha of land thus it is
broadly in balance with the lower trends based scenario.
10.65

However should the council seek to plan for the 81.4 ha of land from the high completions trend
scenario this would likely necessitate additional land for employment uses being identified. This
may still be the case to ensure local dynamics are addressed. In addition the supply position from
the sub-areas was set out in Table 18 of the SHMA and replicated below.
Table 66: Distribution of Supply
Sub Area

Employment Land Supply

A1/Bedale
Easingwold
Northallerton
Stokesley
Thirsk
Total

9.0
10.0
12.5
8.8
20.0
64.2

Source: GL Hearn 2017

8

http://www.hambleton.gov.uk/localplan/downloads/file/10/employment_land_review
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Key Messages
1. We have examined completion trends as well as assessing the need based on our adjusted
labour demand forecasts.
2. Including a margin on the labour demand forecasts the assessed need ranged from 34.7 ha
to 81.4 ha of land for employment uses for the 2016 to 2035.
3. The higher end of this scale is based on extrapolating recent completions trend which
includes arguably exceptional development of open storage land at Dalton. Excluding these
developments, the completions trends would result in a need for 54.6 Ha
4. We recognise that recent office trends reflect substantial permitted development loss of office
floorspace. This is not something that should be sustained and would likely impact the areas
attractiveness for office-based industries over the long term.
5. We also recognise the comparatively closer link between GVA growth and manufacturing
floorspace growth than manufacturing employment growth and manufacturing floorspace
growth.
6. In response we have augmented forecasts from different sources for different use classes.
These result in a need for 219,000 sq.m equivalent of 64.3 ha of employment land for the
2016-35 period.
7. The previous ELR identified a supply position of which is broadly in balance with the identified
need (64.2 Ha)
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11

CONCLUSION

11.1

The purpose of this Housing and Economic Development Needs Assessment (HEDNA) has been to
assess future housing needs, the scale of future economic growth and the quantity of land and
9

floorspace required for B-class uses between 2014 and 2035.
11.2

The approach to defining housing need follows that set out in the PPG as drafted at the time of
preparation. It starts by considering trend-based demographic projections and then considered
whether there is a case for adjusting the assessed housing need. These adjustments are to either
support economic growth, or improve affordability (taking account of evidence from market signals
and of affordable housing need).

11.3

It should be reiterated that the OAN figure is not the housing target. It is an input to determining
or reviewing housing targets in local plans alongside wider evidence. The housing target itself will
be informed by the OAN but will also take into account wider factors such as sustainability,
infrastructure constraints and land availability. It may also be necessary to take into account the
unmet needs of neighbouring housing market areas.

Demographic Need
11.4

The PPG sets out that the “starting point” when assessing housing need are the official projections,
the latest of which are the 2014-based set. Including an allowance for vacant properties these
projections show a need for 153 dpa over the 2014-35 period.

11.5

However, the official household projections do show some historic suppression within the
Household Formation Rates (HFR). The historic suppression is particularly related to those aged
25-34 and while the forward projections show some improvements these are fairly minimal.

11.6

In response GL Hearn modelled the impact of returning the HFR part way back to those expected
prior to the 2007/8 recession (i.e. a mid-point between the 2008-based and 2014-based HFR). This
increases the housing need in the starting point to 164 dpa. The remainder of the report reflects the
use of the remodelled HFR.

11.7

GL Hearn has also modelled the impact of taking into account the 2015 and 2016 mid-year
population estimates (MYE). These indicated that the official projections under-estimated population
growth over the 2014-16 period. Rebasing the projections to take the MYE into account increases
the housing need in Hambleton to 178 dpa over the 2014-35 period.

9

These comprise Office, industrial and warehouse/ distribution space
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GL Hearn has also run some additional sensitivities looking at longer term trends over the 20062016 period and the 2001-2016 period. The later period also included a further sensitivity relating to
unattributable population change (UPC).

11.9

These all suggest that housing need would increase should previous (or longer term) migratory
patterns return. This would result in a need for up to 235 dpa over the 2014-35 period based on a
full return to trend.

11.10

A slightly higher figure appears in relation to the UPC adjusted scenario however there are inherent
issues with UPC meaning that there is little merit in focusing on these projections. In any case the
sensitivities only show a housing need some five dpa higher than those without UPC.

11.11

Our demographic conclusion is therefore up to 235 dpa for the period 2014-35 based on the
fifteen year migration trend and a full return to household formation rates. While this
approach to household formation rates is not our preferred approach the need is only marginally
higher.

Economic Need
11.12

The next stage in the OAN methodology is to assess whether there is a need to increase housing
need to address the needs of the local economy. This stage is informed by our interrogation and
adjustments to economic forecasts purchased from Oxford Economics, Cambridge Econometrics
and from Experian.

11.13

The CE forecasts show a more positive level of jobs growth although these are largely based on
continuation of past trends. Having held discussions with a number of stakeholders including the
LEP there is some justification for making adjustments to the forecasts in certain sectors.

11.14

These adjustments resulted in a jobs growth of 6,800 jobs over the 2014-35 period. However much
of this growth has occurred in the 2014-16 period which the labour market has already responded
to. The residual growth is more modest at 3,100 over the 2016-35 period. This equates to around
165 jobs per annum.

11.15

We have calculated the total need for this jobs growth over the shorter period from 2016 onwards
however results are shown based on this need being met over the longer period from 2014 onwards.

11.16

In modelling this job growth through to housing need GL Hearn has tested a range of scenarios
relating to economic activity rates as well as taking into account double-jobbing and commuting
patterns which maintain to 2011 levels.
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In relation to Economic Activity Rates (EAR) GL Hearn has tested assumptions from Experian, the
Office of Budgetary Responsibility (OBR) as well as maintaining the assumptions from the 2016
SHMA update. In all cases the 2016 SHMA assumptions consistently calculated the mid-point of the
three sets of assumptions.

11.18

The economic led housing need modelling seeks to increase/decrease migration to a point where
the required resident active labour force matches that required to meet the forecast jobs growth for
each local authority. The adjusted household formation rates are then applied to the calculated
population growth.

11.19

The assumptions tested (SHMA economic activity rates on adjusted growth scenario) resulted in an
economic led need for up to 315 dpa over the 2014-35 period using a full return to trend. This
level of need is some 34% above the demographic conclusions and 105% above the starting point.

Affordable Housing Need and Market Signals
11.20

Due to the inter-connectivity between affordable housing need and market signals in our opinion it
is appropriate to make a single adjustment to address both issues. For example an increase to
improve market signals will not only deliver more affordable homes in theory it should make housing
more affordable thus reducing the affordable housing need.

11.21

The report considers the need for affordable housing; using the Basic Needs Assessment Model
recommended in the PPG and then reviews the market signals against reasonable comparators.
Using the available information, GL Hearn has calculated a net need for 55 affordable homes per
annum in Hambleton for the 2016-35 period. On a like for like basis this represents a small
decrease in the district’s affordable housing need from that set out in the 2016 SHMA Update.

11.22

This calculation is particularly sensitive to the assumptions relating to the percentage of household
income which is spent on housing costs. The figures above assume that it is reasonable to spend
up to 30% of income on housing costs. Changing this assumption to 40% of household income on
housing need reduces the affordable housing need to surplus of 3 per annum.

11.23

Delivering 55 affordable homes per annum on the current policy basis of 40%-50% would require
an overall delivery of up to 138 dwellings per annum (55 being 40% if 138). This is considerably
less than the economic led need of up to 315 dpa. There is therefore no reason to increase the
OAN further on the basis of addressing affordable housing need.

11.24

However, there remains a clear need to deliver as much affordable housing as is viably possible
within the context of existing policy. This will ensure that the districts affordable housing need is
addressed as effectively as possible.
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Market Signals and Response
11.25

The market signals analysis points to house prices which are generally above the regional trends
and worsening at a faster rate. Hambleton has more notable affordability issues than the wider
comparators. These are all in part due to worsening notable under-delivery over the longer term
although there has been a notable increase in the last few years.

11.26

To address the poor affordability and also the extent of affordable housing need our recommended
response would be to uplift the housing need in response. In line with the PPG any response to
market signals should be proportionate and applied to the baseline demographic “starting point”.
However the economic led need is considerably higher than this number therefore a further uplift
could not be justified.

11.27

GL Hearn therefore concludes that the OAN for Hambleton is 315 dpa over the 2014-35
period. This equates to a compound annual growth rate of 0.75%. Such a level of housing need
is close to the 319 dpa conclusion in the 2016 SHMA Update.

Standard Methodology
11.28

It should also be noted that this level of growth is around 90 homes per annum higher than the
figure proposed by the new standardised methodology for calculating housing need (226 dpa).
However there are a number of benefits to having a higher housing number not least to support
higher economic growth.

11.29

Higher housing delivery to address economic growth will allow more people to live closer to their
workplace making the area more sustainable. This would hopefully also reduce the need to bus in
staff from neighbouring authorities which anecdotally is occurring more frequently.

11.30

Providing additional homes will also result in more affordable homes being delivered to address the
identified need. This would take some of the heat out of the private housing market and by
increasing supply of that tenure also make it more affordable.

11.31

This in turn will allow more concealed families to form properly as well as reduce the number of
households with non-dependent children.

11.32

By exceeding the housing number set out in the new standardised methodology planning inspectors
have been encouraged by the planning inspectorate to assume the approach is sound unless there
are compelling reasons to indicate otherwise.
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With Planning Inspectors being able sign off housing numbers more easily, and with less scrutiny,
this is intended to provide more certainty about the emerging plan’s soundness, as well as helping
to speed up the plan examination.

Housing Mix
11.34

This report does not seek to revise the assumptions about housing mix or needs for specific groups
most notably older persons need from that set out in the 2016 SHMA update. This is largely due to
the numbers being very similar. However to reiterate the outputs of that document we have set out
the appropriate indicative mix of affordable and market homes below.
Table 67: Need for Different Sizes of Homes across Hambleton
1-bed
Market
5-10%
Affordable
40-45%
All dwellings
15-20%
Source: Derived from Housing Market Model

11.35

2-bed

3-bed

4+ bed

40-45%
35-40%
40%

40-45%
10-15%
35%

5-10%
5-10%
5-10%

It should be noted that this analysis is aimed at informing strategic policies over the plan period
and there will be a range of factors which will influence demand for different sizes of homes over
time, particularly demographic changes, growth in real earning/savings, housing affordability and
wider economic performance.

11.36

There is also a geographical dimension and the specific mix of housing needed at a local level will
be influenced in part by gaps in the existing housing offer locally (such as differences between the
urban and rural areas).

11.37

Policies for what proportion of homes in new development schemes should be affordable need to
take account of evidence both of housing need and of the viability of residential development. The
NPPF sets out that percentage targets for affordable housing need to take account of viability
evidence.

11.38

The SHMA update did not provide an indication of the mix provision of affordable home ownership
products. However to give an indication our model typically shows this being more explicitly focused
on delivering smaller family housing for younger households (2 and 3 bedroom households).

11.39

In terms of the different types of affordable products this report identifies that affordable home
ownership would in many cases require an income in excess of that required to privately rent. This
means that such housing is not technically affordable.
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Overall, the analysis supports shared ownership as the most affordable form of affordable home
ownership particularly for smaller homes. In theory this should form the bulk of affordable homes
although in reality groups that have the required income for this product may struggle to get a
mortgage for it.

11.41

This group would also be earning a level which would make them eligible for social rental products. A
choice therefore should be made about which of these products to prioritise.

11.42

As a starting point for site negotiations the Council should consider seeking 10% of all housing to be
affordable home ownership products on major housing developments with 20% made up of
affordable rental products with the remainder market housing. Subject to viability, the Council should
be seeking to provide additional affordable rented housing. A broadly equal split between social and
affordable rented should be considered.

11.43

This differs from the SHMA in the draft National Planning Policy Framework as low-cost home
ownership products have shifted from what was essentially a market product to an affordable
product; there is also a requirement to have these as a minimum of 10% of housing delivery on
eligible sites. The updated demographics, changing age structure and updated income data set out
herein also contribute to a different set of findings relating to the recommended housing mix.

11.44

Overall, it needs to be recognised that there are a series of choices to be made with regard to the
provision of new affordable housing; essentially a trade-off between the affordability of
accommodation and the number of homes that can viably be provided.

Older Persons Housing Need
11.45

The 2016 SHMA indicated that the number of residents aged over 65 across the district was
projected to increase by 52% over the period to 2035. As a result of a growing older population the
SHMA shows an increase in people with mobility problems of around 104% by 2035 and an
increase of 80% in persons with dementia.

11.46

Based principally on the expected growth in population of older persons, the SHMA report also
estimates a need for additional specialist C3 dwellings (registered care) for older persons in
Hambleton over the 2014-35 period of 68 dpa. This forms part of the SHMA’s conclusions on the
objectively assessed housing need (OAN).

11.47

The report recommended a 50:50 split between market (including shared ownership) and affordable
(rented) housing provision. This is based on a shift from 70% market as is currently to 50% given
that more single person households (which have lower levels of owner-occupations) are expected
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to reach retirement age. Note this differs from the wider housing offer which seeks 30% affordable
housing.
11.48

While it is not possible to disaggregate this figure further the Housing Local and Improvement
Network (Housing LIN) is quite pro-active in looking at intermediate options for downsizing and the
market part of the older persons’ needs

11.49

Decisions about the appropriate mix of specialist housing should take account of the current stock,
other local needs evidence as appropriate, and policies regarding accommodation and care for
older persons. The Council should liaise with the County Council as appropriate in this respect.

11.50

GL Hearn recommends that the Council should give consideration to how best to deliver the
identified specialist housing need, including, for instance, the potential to identify sites in accessible
locations for specialist housing or to require provision of specialist housing for older people as part
of larger strategic development schemes.

Employment Land Requirement
11.51

As set out above GL Hearn have purchased forecasts for Hambleton from the three main
forecasting houses. These were adjusted to reflect local intelligence. The forecasts show a growth
of employment of 165 jobs per annum over the 2016 to 2035 period.

11.52

In accordance with PPG, the assessment of employment land required in the district has been
assessed in a number of ways: a labour demand approach based on calculating the employment
land required supporting forecast jobs growth; and a forecast based on past completions trend data.
As the housing need was economic led we were not required to understand how many jobs the
expected population growth could support.

11.53

Overall, GL Hearn would considered it reasonable to plan for a figure which draws on both the
completions-based and demand-based scenarios for different use classes. This reflects the
particular issues around:
 Permitted development which historically resulted in the loss of office space;
 The link between GVA growth and demand for manufacturing floorspace which is not reflected in
the loss of jobs; and
 The demand for open storage space in Hambleton

11.54

The combined forecasts show a need for almost 220,000 sq. m of employment floorspace or 64.3
ha of employment land in the district over the period from 2016-35:
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Table 68: Land requirements 2016-2035
Use Class
B1a/b
B1c/B2
B8
Total

Floorspace Requirement
(sq. m)
1,722
83,400
134,100
219,222

Land Requirement
(Ha)
8.9
21.9
33.5
64.3

Source
Labour Demand Scenario
Completions Trends
Lower Completions Trend
-

Source: GL Hearn 2017
11.55

Should the Council wish to provide additional land for open storage or to provide responsive land
for inward investment opportunities then 81.4 ha could be seen as the absolute maximum
development need within the district. This reflects the level of historic completions.

11.56

This level of demand should be cross-read with the latest supply position as set out in the
Employment Land Review (64.2 Ha). This shows that supply is broadly in balance at 64 ha but
should the council wish to plan for 81.4 ha then additional land would need to be allocated.
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Appendices
APPENDIX A:

List of Abbreviations



AMR – Annual Monitoring Report



ASHE – Annual Survey of Hours and Earnings



BRMA – Broad Rental Market Area



BRES – Business Register and Employment Survey



CAGR – Compound Annual Growth Rates



CoRe – Continuous Recording of lettings and sales of social housing



DCLG – Communities and Local Government



DWP – Department for Work and Pensions



EHS – English Housing Survey



ELR – Employment Land Review



HMA – Housing Market Area



HMLR – Her Majesty’s Land Registry



HMO – Housing in Multiple Occupation



HRP – Household Reference Person



LDF – Local Development Frameworks



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



PCM – Per Calendar Month



POPPI – Projecting Older People Population Information



PPG – Planning Practice Guidance



PRS – Private Rental Sector



REM – Regional Econometric Model



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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