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Executive Summary 

Context 

This report has been commissioned by the Yorkshire and Humber Regional 
Assembly, together with Government Office for Yorkshire and Humber, as the 
first phase of an assignment to produce a Strategic Housing Market 
Assessment (SHMA) for each of the strategic housing markets in Yorkshire and 
Humber.   

The final outputs from this assignment will provide an analysis of housing 
markets which will help to provide: 

· Evidence to support the policy approaches in the emerging round of Local 
Development Frameworks 

· An evidence base that will shape the implementation of relevant parts of the 
Regional Spatial Strategy and help inform future reviews 

· Evidence for the Regional Housing Board that will contribute to a revision of 
the Regional Housing Strategy (in 2009) and in setting the sub-regional 
investment priorities for the Regional Housing Single Pot. 

 

This first stage of work has involved a review of relevant work undertaken in the 
region.  This has been undertaken on a sub-regional basis and this report sets 
out the findings for each sub-region, namely North Yorkshire, West Yorkshire, 
South Yorkshire and the Humber. 

Current Evidence Base 

Findings from the review of the current evidence base indicate a significant 
body of evidence across the region.  At the district level all local authorities have 
a needs or market assessment in place, or currently underway, that dates from 
2004 or more recently.  However different approaches to these mean that not all 
aspects of these assessments are consistent across the region.  The studies 
are largely local authority focussed but most include some breakdown of 
housing need at a sub-district level, most frequently ward.  The focus of the 
current evidence base is primarily housing need.  A consistent approach to this 
has been applied based on the calculations of housing need set out in the CLG 
guidance.  However some studies, including some titled needs assessments, do 
include a significant degree of market relevant assessment.  There are also a 
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number of sub-regional studies which are particularly helpful in identifying 
market trends and the drivers of housing market change. 

The studies reviewed provide a valuable baseline, but they do not entirely meet 
the needs of current guidance because many were completed before draft and 
final guidance were issued.  The next phase should not seek to duplicate this 
work but to build on it.  It should to fill in the gaps and focus on a consistent 
approach to the following across the region:   

· Demographic and economic trends and projections 
· A consistent approach to affordability 

· A fuller understanding the needs of specific market segments 

· Estimation of requirements in relation to market housing 

· Determining the type and size of housing required in each SHMA  
 

While affordable housing need is generally set out for five years there is a need 
to know more about future trends in population and migration, and the factors 
that will influence these in different market areas and for different market 
segments such as key workers or students.  While housing need is set out at 
the district level the evidence is less consistent in terms of requirements for 
market housing.  Nor do most studies set out the detail of the type and size of 
housing required.  

The evidence base we have reviewed indicates a number of clear housing 
market issues.  Perhaps foremost of these is affordability.  While this is an issue 
highlighted in all of the sub-regions there are different drivers impacting on 
different areas.  For example there are particular issues in relation to rural 
affordability and in some areas it is low wages rather than house price rises that 
are the bigger driver.  A key requirement for the next stage will be an approach 
to affordability that can be applied consistently across the region. 

There are a number of dysfunctional markets identified associated with long 
standing decline in the Humber, West Yorkshire and South Yorkshire.  
Economic restructuring is still underway in some of these areas and there is 
concern that some areas are not capturing the employment sectors that are 
associated with growth.   

There are concerns regarding the fitness of the stock which recur as a 
consistent theme in the evidence base, particularly for the older stock which is 
not considered suitable to meet the aspirations of a modern economy. 
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There are indications that significant demographic change will be a feature of 
some markets.  While an ageing population is forecast across most areas there 
have also been recent increases in migrant workers and there are growing BME 
communities focussed on West Yorkshire and Sheffield.   

Housing Market Areas 

In 2006, DTZ Consulting and Research were commissioned by the Assembly to 
identify the sub-regional housing markets in the region. They concluded that 
there were 14 indicative sub-regional housing markets together with a further 
three ‘character areas.’ Each of the 14 market areas is centred on a major 
settlement or coalescence of settlements. 

Arguably, it is impossible to derive precise boundaries for housing markets. 
Different demand groups are able to deploy different resources for housing 
search; may consider different sorts of housing; may or may not have spatial or 
time constraints (e.g., commuting); and will have different motivations for 
moving. Therefore markets tend to be described by the generality of movement 
or a 'fuzzy' set of boundaries.  However, there is a practical dilemma in how to 
take such boundaries forward operationally for the purposes of strategic market 
assessment and other research, political and administrative processes.  

To better understand the implications of the DTZ boundaries for SHMAs, we 
have produced a set of boundaries using a method that draws on published 
data on Travel to Work. This was then compared against the ‘fuzzy’ DTZ 
boundaries to develop an understanding of the practical limits of those 
boundaries; their spatial extents; and relationship to specific settlements. 

The definition of Housing Market Areas also requires a consideration of 
practical and policy as well as technical, issues.  Housing markets do not 
operate on administrative or clearly defined boundaries.  However in order for 
them to be useful in terms of the assembly of evidence and development and 
delivery of policy it is necessary to identify Housing Market Areas that can be 
used for this purpose.   

We have considered the extent to which the travel to work based markets and 
areas described by DTZ, align with local authority boundaries within the region.  
It is important to recognise that while housing market areas do not align exactly 
with local authority boundaries it is not straightforward to define an alternative 
'housing market' boundary.  For example defining markets illustrates the 
operation of overlapping markets, as well as stronger and weaker market 
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influences on different parts of the HMA. An element of judgement and 
pragmatism is therefore needed in defining the basis for SHMAs. 

Our recommendation is that individual or agglomerations of local authorities 
provide a pragmatic approach to the definition of HMAs.  However it is important 
that SHMAs are not restricted to markets operating within the district boundary.  
Each SHMA will need to consider the context of the markets which have been 
identified as operating and the places where they overlap or there are strong 
influences from adjacent areas.  Based on this approach our recommended 
HMAs for Yorkshire and the Humber are: 

1 Leeds 
2 Bradford 
3 Calderdale 
4 Kirklees 
5 Wakefield 
6 Sheffield and Rotherham 
7 Barnsley 
8 Doncaster 
9 North Lincolnshire and North East Lincolnshire 
10 Hull and East Riding of Yorkshire 
11 York 
12 Hambleton 
13 Selby 
14 Ryedale 
15 Harrogate 
16 Craven and Richmondshire 
17 Scarborough 

 
While these will form the basis for the proposed HMAs it will be essential to 
consider the operation of different markets both within and adjacent to the local 
authorities. 

Next steps 

There is a need across some parts of the region for additional work to provide fit 
for purpose SHMAs across the whole region corresponding to strategic housing 
markets.  This work will build on the existing local studies.  It will highlight key 
market trends and set out potential future patterns of economic, demographic 



 

 vii ECOTEC 
 

 
 
 
 

and household change and place this in the context of trends in development 
and land availability.   

The next step is to prepare a template and data for full Housing Market 
Assessment Reports and then to pilot this for two strategic housing market 
areas in the region.  After these have been developed and refined, the study will 
then go on to prepare full strategic SHMA Reports for each of the 
recommended HMAs.  Hambleton and Doncaster have been identified as the 
two areas for pilot SHMAs.  These will test the suitability and quality of the data 
available to reflect the diversity and complexity of market issues within 
Yorkshire and Humber.  It is recognised that studies for just two areas cannot 
provide coverage of all the key housing issues and types of market to be found 
across the region.  However the proposed pilots provide contrasting urban and 
rural areas and encompass issues of market weakness as well as affordability. 
They will also provide a testing point for our proposed approach to market 
overlaps with adjacent areas; and as well as the need for the identification of 
more localised markets particularly within rural areas. 
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1.0 Introduction 

This report provides a summary of work carried out as a first phase of strategic 
housing market assessment for Yorkshire and the Humber.  This report sets out 
an assessment of the scope and nature of existing Strategic Housing Market 
Assessment work in the Yorkshire and Humber region.  It also provides a 
summary of the key housing market issues identified in each sub-region and 
relates these to the identified housing market areas within the region.   

This report also sets out the issues identified in relation to the availability and 
quality of data that can support further phases of Housing Market Assessment 
work in Yorkshire and the Humber and considerations and recommendations in 
relating data to strategic housing market areas. 

Yorkshire and the Humber are seeking to develop a framework of HMAs 
providing comprehensive and consistent regional coverage and drawing where 
possible on existing work.  This work is intended to provide the region and the 
authorities within a coherent set of HMAs for use not only in developing LDFs 
and considering future housing proposals through the planning system, but also 
in helping to inform a wide range of housing decisions including future 
Comprehensive Spending Review decisions, regional housing resource 
allocation processes, and sub-regional and local housing strategies.  

A steering group of representatives from the region and each of the four sub-
regions has discussed the approach to this first phase of research. 

The remainder of this report is structured as follows: 

· Methodology – an outline of the approach to this research 

· Existing HMA work –sets the context, including the regional policy 
framework, and provides an overview of the review of existing housing 
market assessment in the region 

· A section follows reviewing work undertaken to date or underway in each of 
the four sub-regions; North Yorkshire, West Yorkshire, the Humber and 
South Yorkshire. 

· These sub-regional sections are followed by a summary  of findings for the 
region 

· Data – sets out the issues identified in relation to available data 
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· Sub-regional housing markets – sets out issues in relation to defining 
markets to which available data can be assigned and our recommendations 
for HMAs 

· Next steps – sets out the approach for taking forward the next stages of this 
work 
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2.0 Methodology 

Stage One 

The purpose of stage one of this study has been to review existing work in 
relation to HMAs within Yorkshire and Humberside and to review the available 
data which can inform the development of strategic housing market 
assessments across the region. 

An inception meeting with the client as well as a project steering group including 
representatives from each of the four sub-regions has helped to inform this 
phase of work.  The steering group has been active in signposting and sourcing 
relevant documents for the research team. 

This review of existing housing and labour market and related research at 
regional, sub-region or city region, and local levels has been carried out on a 
sub-regional basis.  The scope and nature of existing SHMA related work has 
been reviewed and consideration has been given to the consistency of 
methodology and outputs across each sub-region and the region as a whole as 
well as the consistency of outputs with the core outputs required by the CLG 
practice guidance on Housing Market Assessment.  The availability and quality 
of data has also been considered, however it is inevitable that very recent 
trends in the region, for example the increase in migrant workers, will not be 
reflected in all but the most recent existing documentation.  The research team 
have also identified the major market issues which are identified in each SHMA.  

Published research has been reviewed as well as drafts, where made available, 
of work underway.  The summary of relevant research also highlights the 
timescale for work that is currently underway. 

Documents reviewed include the following: 

· Regional Economic Strategy and RSS 

· Housing Market Assessment 

· Housing Needs Assessment 

· Local Development Frameworks 

· Northern Way Growth Strategy 
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· Sub-regional and city-regional housing market studies including those 
relating to renaissance towns and Housing Market Renewal Pathfinders 

· Economic analyses 

· Community and neighbourhood renewal strategies  

 

An assessment of relevant housing and labour market research has been 
carried out.  
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3.0 Existing HMA work  

3.1 Context 

One of the most significant developments in housing and planning policy in 
recent years has been the realisation that effective policy-making must be 
grounded in an understanding of the operation of housing markets.  This is a 
reflection of the increasing predominance of the private sector, even in areas 
where there were previously high levels of social rented provision, and 
recognition of the growing significance of the private rented sector.   

As housing markets do not respect administrative boundaries, the 
understanding of markets requires local authorities and other key stakeholders 
to work together collaboratively, posing new challenges.  This includes 
understanding the drivers of adjacent markets, across regional as well as local 
authority boundaries. The fact that markets are constantly evolving and 
responding to changing circumstances requires monitoring and management on 
a continuing basis.  Government policies, including planning policies through 
the recent planning system reforms and PPS3, recognise the need for this 
market-based approach and the strengthening of regional and sub-regional 
agencies and partnerships has contributed to this.   

These challenges have required the increasing use of new data sources on 
housing prices, rents and, household incomes to assess the increasingly 
important issue of affordability, and an emphasis on turnover, flows of people 
through migration and travel to work, and most significantly, an emphasis on the 
inter-relationships between housing provision and economic development.  This 
has not only impacted on regional and sub-regional governance and planning 
structures such as Regional Spatial Strategy (RSS) and Regional Housing 
Strategy (RHS) but also into wider cross-regional programmes such as 
Northern Way. The Regional Economic Strategy (RES) also recognises the 
importance of strategic links between housing and the economy, with a clear 
focus on joining up development of 'housing, employment and renaissance in 
the same priority locations, and promoting housing renovation, replacement 
rates and design standards to meet the needs of the future1'. 

As a result, housing strategies and policies, and planning strategies at regional, 
sub-regional and local level, now need to take into account not just housing 

 
1 The Regional Economic Strategy for Yorkshire and Humber 2006-2015. 
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needs at the local level and the requirements of specific client groups but also 
trends in sub-regional housing and employment markets and the potential role 
and impact of housing on economic development. 

Experience in housing market analysis and assessment has developed rapidly 
in recent years.  Yorkshire and the Humber as a region were involved in this at 
an early stage through the 2002 report Yorkshire and Humberside: changing 
housing markets and urban regeneration1.  In 2003 the Government issued its 
first guidance on HMA, followed by Draft Guidance in 2005 and Practice 
Guidance issued in 2007.     

In line with the Government's planning reform agenda, the Government has 
issued PPS3 on Housing, following consultation.2  This sets out the national 
policy framework for planning for housing, emphasising that the planning 
system has an important role to play in improving the responsiveness and 
flexibility of housing markets.  The policies set out in PPS3 provide a steer to 
regional planning bodies in the preparation and finalisation of the current 
revisions to RSS and future work on HMA.  PPS3 places great emphasis on the 
development of a robust, shared evidence base to inform local development 
plans and RSS.   

PPS3 indicates that strategic housing market assessments (SHMAs) should 
include:  

�  Estimation of housing need and demand in terms of affordable and 
market housing 

�  Assessment of how the distribution of need and demand varies across 
the plan area, for example, as between the urban and rural areas 

�  Consideration of future demographic trends and identify the 
accommodation requirements of specific groups such as, homeless 
households, Black and Minority Ethnic groups, first time buyers, 
disabled people, older people, gypsies and travellers, and occupational 
groups such as key workers, students and operational defence 
personnel�  

 

 
1 CURS 2002 
2 Planning Policy Statement 3 (PPS3) – Housing, DCLG, December 2006. 
3 DCLG (2006) Planning Policy Statement 3: Housing 
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3.2 Practice Guidance 

The Strategic Housing Market Assessment Practice Guidance1 sets out a series 
of core processes and core outputs which provide the basis for a robust and 
credible housing market assessment. 

 
These are outlined in the tables below:  

Table 3.1  Practice Guidance Process Checklist (Pra ctice Guidance figure 1.2) 

 

 

 

 

 

 

 

 

 

 

 

These processes have helped to inform the approach to this first phase of 
research, in particular identifying the methodology employed for existing 
housing market and needs assessments and in building on the existing work in 
the region which identifies housing market areas to start to refine these to 
provide a defined basis for which to assemble and analyse data to inform 
stages two and three of this research. 

 

 
1 Housing Market Assessment Practice Guidance.  C&LG May 2007. 

Strategic Housing Market Assessment Process Checkli st  

1 Approach to identifying housing market area(s) is consistent with other approaches to 
identifying housing market areas within the region 

2 Housing market conditions are assessed within the context of the housing market area 

3 Involves key stakeholders, including house builders 

4 Contains a full technical explanation of the methods employed, with any limitations 
noted 

5 Assumptions, judgements and findings are fully justified and presented in an open and 
transparent manner 

6 Uses and reports upon effective quality control mechanisms 

7 Explains how the assessment findings have been monitored and updated (where 
appropriate) since it was originally undertaken 
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Table 3.2  Core outputs (Based on Practice Guidance  figure 1.1) 
Strategic Housing Market Assessment core outputs 

1 Estimates of current dwellings in terms of size, type, condition, tenure 

2 Analysis of past and current housing market trends, including balance between 
supply and demand in different housing sectors and price/affordability.  Description 
of key drivers underpinning the housing market 

3 Estimate of total future number of households, broken down by age and type where 
possible 

4 Estimate of current number of households in housing need 

5 Estimate of future households that will require affordable housing 

6 Estimate of future households that will require market housing 

7 Estimate of the size of affordable housing required 

8 Estimate of household groups who have particular housing requirements, e.g. 
families, older people, key workers, black and minority ethnic groups, disabled 
people, young people, etc. 

 

These core outputs have provided the framework for our assessment of work 
undertaken within each of the four sub-regions. 

 

3.3 Defining housing market areas 

Work was undertaken in 2006 by DTZ Pieda to define strategic housing market 
areas within Yorkshire and the Humber. 

This study was undertaken based on an analysis of the pattern of household 
and travel to work movements, derived from the 2001 Census, to establish the 
pattern of housing markets across the region.  House prices and deprivation 
were also considered.  Following consultation with stakeholders in the region 
and a further review of data the pattern of sub-regional housing markets within 
the region was set out.  This is shown in figure 3.1.    
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Figure 3.1  DTZ Housing Markets Map 

 

The Guidance on identifying HMAs1 recognises that there is no one 'right' or 
'wrong' source of information to use when identifying sub-regional housing 
market areas.  It suggests that the usefulness of each will depend on local 
market conditions within the local authority or sub-region with a focus on house 
prices in areas of affordability or low demand pressures or a greater focus on 
migration data where household movement is relatively high.   

The Advice note also recognises that there is likely to be overlap between the 
areas identified and that, as in Figure 3.1 many will cut across local authority 
administrative boundaries.   

The Advice does suggest that a pragmatic approach should be considered that 
groups together local authorities as, "an approximation for sub-regional housing 
market areas".   

 
1 DCLG(March 2007) identifying sub-regional housing market areas, Advice note 
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3.4 The Regional Policy Framework 

3.4.1 Regional Housing Strategy 

The first Yorkshire and The Humber Regional Housing Strategy (RHS) in 2003 
set a vision, to “provide good quality housing and successful neighbourhoods 
that meet the aspiration of current and future residents”.  The strategy also set 
out priorities for public investment in housing.  The strategy was reviewed in 
2005.  This revised strategy focused on three themes:  

 

• Creating better places.  This is about responding  to the diversity of 
markets and improving neighbourhood infrastructure and facilities, 

• Delivering better homes, choice and opportunity.  This is about 
delivering choice and opportunity for all our peopl e to meet their housing 
aspirations, and to improve housing condition and s ervices for all. 

• Ensuring Fair Access to Quality Housing.  This is  about being sure the 
requirements and preferences of all parts of commun ities are met by 
sensitive and appropriate housing solutions, and th at obstacles faced by 
specific groups to accessing their housing choices are removed. 

 

The understanding of housing markets is recognised in the strategy as 
important for Yorkshire and The Humber.  Whilst the overall market signals are 
positive it is clear that there is an imbalance between housing markets in parts 
of the region. There are a range of factors influencing this, most notably the 
increase in household mobility and changes in people's aspirations as well as 
the decline of traditional industries which has led to uncertainty around historic 
settlements, particularly coalfield areas. 

The strategy highlights the impact of economic drivers in particular the decline 
of the region’s traditional industries - such as coal, steel, fishing, and textiles –
impacting on decline in the urban areas as well some smaller historic 
settlements such as the coalfield areas.  The strategy states that, "this, coupled 
with greater household mobility, changes in people’s choices and aspirations 
and community changes has created a complex web of contrasting high, low 
and changing demand patterns across the region, and which are often occurring 
at the same time in different places within sub-regional markets" 
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Key targets for the Yorkshire and Humber Region include:  

�  Stabilising the population in the main urban areas 
�  Close the gap (by one third ) between house values in low demand areas 

compared to the regional average 
�  Achieving an overall vacancy rate of between 2.5% and 3.5% by 2010 
�  Delivering 360 affordable homes in rural areas 
�  Ensuring all social housing tenants live in decent homes by 2010 
�  Ensure 70% vulnerable private sector tenants live in decent homes by 

2010  
�  Ending fuel poverty for vulnerable households by 2010, and for all 

households by 2016 
�  Achieve a 30% reduction in homelessness acceptances by 2010 
 
 

 

3.4.2 Regional Spatial Strategy (RSS) 

Following the selective review of Regional Planning Guidance (RPG12) the 
current RSS for the region was issued in December 2004.  A Draft Yorkshire 
and Humber Plan (the Plan) was submitted to Government in December 2005 
and this forms the new draft RSS for Yorkshire and Humber.   

Following public consultation an Examination in Public was held in late 2006 
and reported in March 2007.  The Panel's recommendations, as set out in the 
March 2007 Report, are currently under consideration.  The new draft RSS 
addresses the issues of rural regeneration, coastal communities, culture and 
tourism, climate change, renewable energy, flood risk, waste management and 
transport.  The draft RSS in relation to housing sets out priorities for the 
provision of new housing and the spatial relevance of these.  It also sets out 
monitoring and delivery mechanisms.  The draft RSS sets out to support the 
Regional Housing Strategy investment priorities.  
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In terms of the housing, the policies in draft RSS are as follows: 

 

THE YORKSHIRE AND HUMBER PLAN_DRAFT FOR PUBLIC CONSULTATION_DECEMBER 2005 

 

The RSS sets out a need to make provision for an increased rate of housing 
growth in the Region using a Plan, Monitor and Manage approach to housing 
delivery. Economic drivers are recognised as important determining the degree 
of growth.   

The distribution of housing has a strong emphasis on seeking to co-locate 
homes and jobs, thereby creating opportunities to reduce the need to travel. 
The overall pattern of housing provision: - 

�  _ Recognises economic growth in West Yorkshire 
�  _ Supports the regeneration of South Yorkshire and Humber 
�  _ Continues restraint in rural areas and places a greater emphasis on 

meeting local needs in these areas. 
 

The Panel Report has recommended further consideration of the impact of 
economic growth for example the Panel recommends an increase in the draft 
RSS housing targets for West Yorkshire to reflect forecast economic growth.  

Recent household growth is highlighted including growth linked to international 
migration, although the emphasis on this as a key driver of housing markets 
may not be accurately reflected due to recent increases. The Plan sets out the 
need to monitor trends to inform the Plan Monitor Manage approach to housing 
delivery and new trends need to be reflected as strategies are refreshed. 
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It will take time for economic and regeneration measures to deliver the higher 
levels of migration envisaged, and there is still a risk that this change may not 
materialise as all the surrounding regions are pursuing growth agendas.  The 
other policies in the housing section address the provision of homes to meet the 
diverse needs of communities across the Region.  They aim to promote the 
provision of more affordable homes and a mix of homes that better reflects 
housing needs.  The final policy makes proposals to address the particular 
needs of the Travelling community.  The Regional Housing Strategy is seen to 
support the RSS by: 

• Providing a framework and supporting evidence for  new, affordable and 
attractive housing in our region, which creates pos itive places and in turn 
attracts new economic opportunities; 

• Focusing on brownfield development within our urb an areas, reducing 
urban sprawl and creating sustainable patterns of d evelopment; 

• Providing the investment framework for essential housing provision in 
our rapidly growing urban and rural areas, providin g houses for key 
workers and ensuring the continued growth of the re gional economy; 

• Providing a clear strategy for the improvement or  replacement of 
housing to support strengthening the housing market  in areas of low, 
changing or fragile demand.  

3.4.3 Regional Economic Strategy (RES) 

The current and future economic profile of the region and constituent housing 
markets will have a significant influence on future housing demand. The RES 
sets out, for 2006 to 2015 a strategy to grow the current £70 billion regional 
economy based on high quality sustainable growth.  New industries, such as 
digital media and financial services are highlighted as drivers of future economic 
growth. Three key aims are set out as: 

· Realising the potential of all the region's people 

· Growing existing and new businesses 

· Protecting, enhancing and utilising the environment 
 

A programme of urban and rural renaissance is set out to implement the 
regional priorities underpinning these. The regional priorities identified as 
drivers of sustainable economic growth are set out as; transport improvements, 
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skills, physical development, education for enterprise, full employment, 
innovation in products and processes, business support, sustainable 
development in response to climate change and diversity and renewal.   

The regional priority relating to physical development highlights that this will 
support urban and rural renaissance, help environmental goals and build on the 
assets of the regions towns and cities through attracting new private 
investment. 

The RES sets out explicitly the link to the RHS with both the RES and RSS 
seeking to join up housing and economic development – including emphasis on 
and joining up of housing, employment and renaissance in the same priority 
locations, and promoting housing renovation, replacement rates and design 
standards to meet the needs of the future. 

Strategic Economic Assessments have been prepared for each of the sub-
regions in Yorkshire and Humber and these provide an assessment of past and 
future economic performance. 

 

3.4.4 Northern Way 

The Northern Way is an initiative through which the three northern regions 
(Yorkshire and Humber, the North East and the North West) are working 
together and with Government to bridge the £33 billion output gap between the 
North and the rest of the UK.  It has adopted an ambitious long term vision:  

“Together we will establish the North as an area of  exceptional 
opportunity combining a world class economy with a superb quality of 
life”. 

The Northern Way’s Growth Strategy, ‘Moving Forward: the Northern Way’ 
brings together consideration of economic issues, transport and housing.  It 
proposes that: 

“We must take a bolder approach to creating sustain able communities.  
We must provide real housing choices for all our ho useholds.  Our Market 
Renewal Pathfinders are a good start but we must ac celerate the rate of 
stock renewal and provide far more affordable housi ng”. 
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The Northern Way sets out some key challenges for sustainable communities in 
the North.  It is recognised that the challenges set out do not necessarily impact 
equally across the three northern regions and that there is a role for the 
Yorkshire and Humber region in exploring and testing these challenges.  
Defining targets for affordable housing is an important element of this challenge. 

3.4.5 Alignment with other strategic priorities 

Policy alignment between the RHS and the Regional Economic strategy is set 
out in the RHS which outlines the importance of an attractive housing offer in 
attracting skilled people, investment and new economic opportunities and in 
recognizing that there are locational issues within the region and that housing 
intervention needs to match demand.    

The RSS also sets out alignment with the Regional Economic Strategy.  Both 
have the principle of sustainable development at the centre of their approach.  
They also share a common evidence base in terms of economic forecasting and 
evidence.  There close alignment in the emphasis on cities and major towns 
and integrating development, both housing and employment, to ensure that 
intervention supports and does not undermine renaissance in these priority 
areas. 

There is also a clear aim for continued alignment between housing investment 
and partnerships such as the Green Corridor (a partnership between Wakefield, 
Barnsley and Doncaster to develop a long term plan to improve the quality of 
housing and environment) and the high demand Golden Triangle where Leeds 
Harrogate and York are putting together a plan to increase affordable housing. 

The following four sections set out a summary of existing work relating to 
Housing Market Assessment for each of the four sub-regions followed by a 
summary of the key issues affecting each sub-region. 
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4.0 North Yorkshire 

The North Yorkshire sub-region comprises the following local authority districts: 

�  Craven 
�  Hambleton 
�  Harrogate 
�  Richmondshire 
�  Ryedale 
�  Scarborough  
�  Selby 
�  York. 

 

According to the findings of the DTZ Pieda study, North Yorkshire displays a 
complex pattern of housing market areas, with a strong suggestion that at least 
two tiers of housing market area can be identified.  The DTZ study identified 
four sub-regional housing markets affecting the area, one covering York and its 
hinterland and the others forming part of the larger Leeds, Bradford and Tees 
Valley Markets.  It also identified three types of ’character area’, relatively 
extensive mainly rural areas, labelled as coastal, central and remote rural (see 
Figure 3.2).  Within these areas, the study highlighted a number of more 
localised markets around the main urban centres such as Malton and 
Northallerton.  The main distinction between these would appear to relate to 
market sector, with the larger character areas defining markets of higher priced 
housing catering for in migrants or those whose employment and resources 
enable them to commute longer distances, and the smaller areas relating more 
closely to lower cost housing for those wishing or needing to live closer to work 
or family/friends.   

Some concern has been expressed by stakeholders in the North Yorkshire sub-
region that these housing market areas are not the most appropriate or practical 
for the sub-region. This is reflected in the housing need studies reviewed which 
typically distinguish a number of relatively small areas within each district – not 
surprisingly given that these studies focus mainly on the identification of 
affordable housing needs.  Those working in the rural economy are likely to 
relate to much smaller markets and affordable housing needs are more likely to 
be relevant at this smaller area level. 
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4.1 Existing Housing Market Assessment work 

North Yorkshire is well-covered in terms of housing need studies. The only area 
for which a relatively recent (last three years) study was not available at the 
time of writing was Ryedale, but this authority’s HNS is in the final stages of 
preparation and would be available for Stage 2 of this project.  Furthermore, 
there is considerable consistency as only two companies have been involved in 
carrying out the studies, and all of North Yorkshire north of York/Selby has been 
covered by the same company which has produced a high quality product.   

The extent to which the work extends its coverage from the traditional focus on 
housing needs to provide evidence on housing markets varies, with the most 
recent studies generally (but not exclusively) offering the most. But there is in 
most cases a significant amount of material which can be drawn on to 
contribute towards understanding markets in those areas.   

All of the studies are based on administrative areas, but much of the evidence 
which they provide can be disaggregated to smaller areas which could then be 
re-aggregated to correspond fairly closely to the Assembly’s housing market 
areas.  The studies pay relatively little regard to areas outside the administrative 
boundaries to which they relate. 

The overall message from the North Yorkshire Assessment is therefore that 
existing work forms a good basis on which to build a series of HMAs which 
meet the new requirements. 

Looking in more detail at the key areas of information against which we 
reviewed the work in each area: 

4.1.1 Estimates of current dwellings in terms of size, type, condition, tenure:  

A breakdown of the current stock is available in all areas.  This generally 
provides data on the tenure, size and type breakdown, drawn from the 
postal/interview surveys which form the main element of the approach in each 
area. Data on housing condition is not commonly referred to. 

4.1.2  Analysis of past and current housing market trends, including balance between 
supply and demand in different housing sectors and price/affordability.  
Description of key drivers underpinning the housing market:  

This is the most variable element. In most cases there is some analysis 
available of house prices and trends, although the level of detail and spatial 
breakdown provided varies.  Some studies include analysis of travel to work 
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and migration patterns which are used along with other evidence (for example 
from interviews with estate agents) to provide pen portraits and sometimes a 
categorisation of housing markets across the district.  In the rural areas this is 
often fine grained.  Issues of balance between supply and demand across 
tenures are not widely discussed, other than with reference to housing needs 
and particularly affordable housing needs.  Discussion of drivers of the housing 
market is found in the more recent studies, but the insights offered are relatively 
limited. 

4.1.3  Estimate of total future number of households, broken down by age and type 
where possible: 

Most of the studies focus on short term (five year) housing needs, rather than 
on wider household numbers.  There is sometimes comment on changing 
demographic composition (for example the ageing of the population) but this is 
general rather than quantified.  Some of the more recent studies present official 
(DCLG) forecasts of household numbers, but the main emphasis is on taking 
forward estimates of new household formation based on survey findings over 
the short term. 

4.1.4 Estimate of current number of households in housing need:  

All of the studies cover ‘backlog need’ as DCLG guidance calls it, and some use 
the standard categories as defined by previous guidance. This is a core part of 
the HNS assessment. 

4.1.5 Estimate of future households that will require affordable housing: 

 All of the studies include estimates of the need for affordable housing, usually 
annualised and valid for a five year timescale.  Some break this need down into 
social rented and intermediate requirements, and there are also breakdowns by 
sub-area and by dwelling size and type (in the sense of general and older 
persons’ needs). 

4.1.6 Estimate of future households that will require market housing:  

This issue is not well-covered as most of the studies are concerned with 
housing needs.  The more recent studies have use the household surveys to 
obtain evidence on future preferences in the market, and to identify unmet 
needs, but draw only general conclusions rather than providing precise figures 
relates to future household formation and dwelling supply. 
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4.1.7 Estimate of the size of affordable housing required:  

Most of the studies include estimates of the size of affordable housing required, 
usually in terms of the number of bedrooms.  This draws on evidence from the 
household surveys and from the supply of existing affordable housing.  

4.1.8 Estimate of household groups who have particular housing requirements, e.g. 
families, older people, key workers, black and minority ethnic groups, disabled 
people, young people, etc:  

In general, the studies do not focus heavily on the needs of particular groups. 
Where they do, people with disabilities and older people are the most likely 
groups to be considered.  Examination of the needs of families is not a focus of 
the studies per se, but the estimates of future need include an assessment of 
the needs of this group.  One or two of the most recent studies refer to key 
workers, but some were completed before this group was included as a specific 
market segment within the Practice Guidance. 

 

4.2 Summary of issues for the sub-region 

4.2.1 Markets and demand 

Much of North Yorkshire is an environmentally attractive, high value and affluent 
rural area characterised by strong demand from affluent commuters in adjacent 
urban areas, or from retirees from further afield who frequently outbid local 
households working in the lower wage rural economy.  Much of the area has 
demand and price levels more akin to the south of England than to the north.   

This picture is broadly true, but the sub-region includes the City of York, as well 
as a number of smaller urban centres some of which include more mixed 
markets and concentrations of social rented housing, as well as areas in the 
south of the sub-region in Selby which share characteristics of the Humberside 
sub-region. It also has a coastal area with the potential to display typical 
seaside town problems in terms of a relatively deprived indigenous population 
working in what again is often a low wage economy. The housing markets in 
these areas are more complex, reflecting the pressures associated with high 
values and affordability but also some characteristics of lower value markets. 
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In addition, the proposed expansion of Catterick Garrison will have a significant 
effect on housing markets in North Yorkshire and in adjoining areas, particularly 
in the Tees Valley.   

4.2.2 The residential offer 

The residential offer in much of the sub-region reflects high values, although 
there are some residual poor conditions in rural areas often associated with 
privately rented accommodation.  The urban areas offer a better mix of housing 
than in the conurbations and larger urban areas in the rest of the region, and 
high values and strong demand tend to ensure that most of the stock is 
maintained and updated.  As elsewhere there may be investment issues with 
parts of the social rented stock and some private housing, especially larger old 
dwellings used for multiple occupation.   

4.2.3 Market drivers 

The key drivers affecting markets in North Yorkshire stem from excessive 
demand, much of it arising from in migrants.  These include not only commuters 
working in the surrounding urban areas or York and the other urban areas 
within the sub-region itself, but also longer distance commuters and those 
whose work allows more flexibility in where they live. In addition, there are those 
moving into the area in retirement, often from the same urban areas but also 
from further afield.  Demand from commuters is often constrained by proximity 
to urban areas or to transport facilities (as demonstrated in detail in some of the 
Housing Need Studies) as recognised for example in the DTZ study with its 
identification of a central ‘character area’ influenced by trunk road and railways.  
Demand from retirees or home workers is more footloose. The market drivers 
for the sub-region reach beyond its boundaries, with strong links to Leeds, 
Bradford, Darlington, Teesside and Newcastle.  

Set against and compounding this high level of demand are the constraints on 
development posed by the landscape and by measures in place to protect it,  
notably the two national parks, but also a range of other policy and physical 
constraints which would make development unsustainable even in the absence 
of restrain. 

Some of this demand is driven by economic prosperity within the sub-region or 
adjacent to it.  Within the sub-region, York, Harrogate and other areas with good 
access to the West Yorkshire conurbation also benefit from demand fuelled by 
economic growth and prosperity which spreads out form these areas as far as 
commuting distances and times permit, whilst demand generated by the 
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economies of Leeds and other cities also has an impact.  The likelihood is that 
this demand will continue to be strong.  Similar issues are evident in the north of 
the sub-region, in the area adjacent to the Tees Valley.  Other elements of 
demand are less dependent on local economies and are influenced by factors 
such as high house prices in the south of England which enable long distance 
migrants to out-compete local residents or their families..  

In a few locations, the needs of the economy have created pressures for the 
provision of low cost and lower standard rented accommodation, and although 
these problems are limited, they should not be ignored. 

4.2.4 Need for affordable homes 

High prices and strong competition from outside the sub-region (or from the 
urban areas within it) dominate the picture of housing problems identified in 
local studies and policy documents.  All these identify a need for affordable 
homes across most parts of the sub-region.  The high level of need must also 
be set against a historically limited supply of social rented housing which has 
been substantially eroded over several decades by sitting tenant purchases.   

Rebalancing the housing market in North Yorkshire in a way which takes on 
board the local nature of much affordable housing need is realistically an almost 
impossible challenge, given the strength and nature of demand.  It will only be 
possible if mechanisms are adopted to ensure that affordable housing is 
retained in perpetuity.  Without this, much affordable stock will pass into the 
mainstream market as it is subsequently exchanged in the market.  The local 
Housing Needs Studies for the more rural areas in particular show high levels of 
affordable need when set against resources and a constrained land supply.  
This means that the use of planning powers in particular will be crucial in 
addressing affordability issues. 
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5.0 West Yorkshire 

West Yorkshire Sub Region comprises five Local Authorities: 

· Bradford 
· Calderdale 
· Kirklees 
· Leeds  
· Wakefield 
 

The sub-regional housing market areas identified for this sub-region reflect 
complexities within the sub-region.  Six sub-regional housing markets were 
identified focussed on Leeds, Bradford, Halifax, Huddersfield, Wakefield and 
Dewsbury – Batley.  There is considerable overlap between these areas. There 
is also overlap with the Manchester housing markets from Kirklees and 
Calderdale as well as overlap with sub-regional housing market areas in 
Sheffield and Barnsley to the South and Harrogate to the north of Leeds.  The 
Leeds, Wakefield and Bradford housing market areas are anticipated to grow, 
with the direction of growth away from the central conurbations in the sub-
region and towards the more rural northern and eastern hinterlands.  This 
provides a challenge to regional planning and housing policy in developing 
strategies which provide a sustainable response to this growth. 

5.1 Existing Housing Market Assessment work 

5.1.1 Estimates of current dwellings in terms of size, type, condition, tenure 

The breakdown of current stock by size, type, condition and tenure is available 
for all areas. The proportion of households by tenure and accommodation type 
has been taken from West Yorkshire Housing Partnership (WYHP) 'Change in 
the Sub Region' document (although data is based on 2001 census, which does 
not reflect the current picture). Individual Housing Strategy's for each Local 
Authority have provided a detailed overview of housing conditions. 

5.1.2 Analysis of past and current housing market trends, including balance between 
supply and demand in different housing sectors and price/affordability.  
Description of key drivers underpinning the housing market. 

The information available relating to housing market trends is extremely diverse 
due to various documents reviewed.  Leeds Housing Market Assessment and 
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Kirklees Assessment of Sub Market Areas detail the breakdown of demographic 
and economic changes are highlighted as key drivers across several Local 
Authorities. Information on rural areas is widely available.  

Data relating to supply and demand and areas of low demand are widely 
available particularly in areas where supply/demand is 'mismatched'. Issues 
surrounding supply/demand and affordability in rural areas is highlighted in 
Bradford and Calderdale Housing Strategy's. Employment was named as a key 
driver in Calderdale and Leeds. Historic drivers, such as industrial links to areas 
are touched on in Kirklees Assessment of Sub Housing Market Areas. 

Migration issues are highlighted in the Bradford, Calderdale and Leeds Housing 
Strategies. BME communities were also flagged as a key driver with issues of 
overcrowding, predominantly in the Calderdale area. Reference is also made to 
housing needs and particularly affordable housing needs especially in rural 
areas and amongst BME communities. The West Yorkshire BME Housing 
Market study revealed that area is the primary driver of housing choice. BME 
communities were focussed on the inner urban areas, with many families 
experiencing overcrowding and containing concealed households. Household 
composition is touched on elsewhere, although in no great detail. Issues 
relating to specific market segments also widely available with the exception of 
Wakefield and Bradford areas. A five year breakdown of house price and % 
change data by tenure are available for all areas (WYHP). 

The issue of affordable housing is addressed in the Leeds 'Making the Housing 
Ladder Work' plan, which aims to maximise affordable housing provision, 
improve access to housing for all communities and ensure that statutory 
housing duties are met. 

5.1.3 Estimates of total future number of households, broken down by age and type 
where possible 

Estimates of future housing needs for each Local Authority have been 
addressed by West Yorkshire Housing Partnership1. The information is limited; 
showing the number of households in each district and an estimation of the 
number of social housing requirements in 2011.  

Breakdowns of age were available for each area although further details of type 
were widely unavailable with the exception of Kirklees Local Housing 

 
1 Outside Research and Consulting (2005) West Yorkshire Housing Partnership, Housnig Market Change 
in the Sub-Region 
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Assessment which details the demand of existing households for both private 
and socially rented accommodation. 

Demographic data available indicates an ageing population, although this is the 
general trend rather than a reflection of forecasts provided by the surveys. Local 
trends for West Yorkshire also highlight the growing BME population and the 
younger population structure. 

 

5.1.4 Estimate of current number of households in housing need 

An integral part of the Housing Needs Survey assessment is estimating the 
numbers of housing need and future affordable housing requirements. 

All of the studies include estimates of the number of households in housing 
need.  In Bradford a recently commissioned housing needs survey will ensure 
Bradford 's methodology is consistent with the rest of West Yorkshire. 

A consistent housing needs model has been used to calculate the housing need 
figures in both Kirklees and Leeds, where the standard Housing Needs 
Assessment calculation has been applied. Figures focus on affordability, current 
and newly arising needs as well as stock availability. Figures provided for 
Calderdale were calculated in accordance with Housing Requirements Study 
2005. The Preliminary Strategic Housing Market Assessment for Wakefield also 
calculates need according to this methodology.  

5.1.5 Estimate of future households that will require affordable housing 

All of the studies include estimates of the need for affordable housing, the data 
available for Leeds and Kirklees has been calculated in accordance with 
Housing Needs Model.  Bradford follows the Basic Needs Assessment 
approach1.  Calderdale figures have been calculated in accordance with 
Housing Requirements Study 2005 and details waiting list figures.  It should be 
noted that the different dates of the studies means that increasing house prices 
will have had a more significant impact on affordability requirements for the later 
studies. 

Percentage increase in waiting list figures were provided by Wakefield. Kirklees 
and Leeds Local Authority data was calculated using the Government 
recommended Housing Needs model. The calculation is such that a positive 

 
1 DETR (2000) ‘Local Housing Needs Assessment: A Guide to Good Practice’ 



 

 25 ECOTEC 
 

 
 
 
 

figure implies a net shortfall of affordable housing and the number indicates the 
rate that the shortfall is predicted to grow at each year. Using this methodology 
as a basis, Leeds is projected to have net shortfall of 1,889 affordable housing 
units each year over 15 years. 

 

5.1.6 Estimate of future households that will require market housing 

This issue is less covered as the focus tends to be on housing needs rather 
than markets.  

The Calderdale study looks at property prices in relation to growth over the last 
5 years, whilst Kirklees and Leeds Housing Market Assessments have focused 
more on market affordability and incomes of all households in need of 
alternative accommodation, although the Leeds HMA does provide survey 
results for market housing demand.  Some information on future demand for 
market housing is now available for Bradford following an update of the 
Bradford District Local Housing Assessment.  The Wakefield study also 
includes an assessment of the future housing market looking at household 
numbers, economic trends and future affordability. 

5.1.7 Estimate of size of affordable housing required 

Lack of consistent data available with the only exception being the Leeds 
Survey focusing on net shortfall of units each year including an assessment of 
property types and sizes in relation to needs and demands. 

5.1.8 Estimate of household groups who have particular housing requirements 

Only two of the studies focus on needs of particular groups; these being Leeds 
and Kirklees. A consistent theme is addressing the housing needs of BME 
Communities. An example being a high need for Home Ownership amongst 
BME communities in Kirklees -as reflected in a series of face to face interview 
which fed into the Housing Market Assessment. There is a large BME 
population in Leeds with significant issues surrounding overcrowding and poor 
housing conditions. 

Young people are another group which have been heavily focused on, 
particularly students, recent graduates and young professionals. Huddersfield 
for example has seen an increase in demand and house prices due to a large 
student population which has resulted in the more 'traditional' population 
seeking to live elsewhere hence increasing the issues of migration. 
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Older people and disabled people also feature heavily in the surveys, and whilst 
issues surrounding families and key workers were raised there is no quantitative 
detail in the surveys.  

 

5.2 Summary of issues for the sub-region 

5.2.1 Markets and demand 

Markets across the sub-region can be clearly separated into a recognisable 
housing market typology (inner core, outer core, suburban, rural etc) with the 
innermost urban areas identified as suffering from worst levels of deprivation 
and weaker housing markets.  Furthermore, a notable feature of the sub-region 
is the existence of poor, ex-mining communities which also suffer from high 
levels of multiple deprivation.   

Many inner core areas have been identified as being at risk of housing market 
failure, with severe pockets of low demand in localised areas: Overall, 37% of 
dwellings in the region previously identified as being in low demand were in 
West Yorkshire.  Major housing market imperatives such as buy-to-let 
investment, increased levels of international migration to the sub-region and 
very strong B&ME population growth is likely to have dramatically altered this 
picture since the CURS analysis.  But many of the characteristics of housing 
market weakness and a concentration of multiple deprived communities, 
centred on the innermost urban areas of the sub-region, remains a defining 
feature.   

Affordability is a major issue across the sub-region.  House prices have seen 
very strong growth over recent years.  And although average house prices 
remain lower than regional averages local incomes have failed to keep pace 
with the house price growth which has occurred.  There are also major issues 
surrounding supply/demand of affordable rural housing, with strong patterns of 
out migration from the cities to more attractive rural and semi-rural locations 
seen to be exacerbating rural affordability issues.  Overall, Todmorden in rural 
Calderdale has seen the strongest house price growth over recent years.   

Although there are clear links between the five constituent districts, they are 
also each characterisable as distinct Housing Markets in their own right.  For 
example, Leeds remains the most expensive Local Authority area in the sub 
region although it should be noted that there are also areas of very poor, lower 
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value market including back-to-back terraced housing.  Notably, Kirklees has 
strong links to markets in the North West sub region (particularly Rochdale and 
Manchester) immediately adjacent to the west of the District.   

5.2.2 Market drivers 

Economic growth within the Leeds City Region is identified as a major housing 
market driver for all areas of the West Yorkshire sub-region.  Indeed, RSS 
housing targets are closely aligned with population and household forecasts, 
with an employment growth component, which have been produced for the sub-
region.  Hence, a significant uplift in new build rates in Leeds is expected.  The 
RSS Panel Report specifically recommends a significant increase in the 
housing targets for West Yorkshire to reflect economic growth forecasts, driven 
by restructuring and growth in the Leeds economy. 

There is a relationship between the West Yorkshire housing market and York 
and North Yorkshire - notably the high demand "Golden Triangle" spanning 
some northern areas of Leeds and Bradford District, Harrogate and York.  
These areas, along with other attractive rural locations (for example parts of 
Wakefield) are increasingly being annexed by Leeds city commuters and are 
subject to high demand and relatively high house prices: Urban-rural shift of 
higher earning families, often to peripheral locations along transport corridors 
well connected to Leeds centre, has been identified as a major housing market 
driver.  In contrast, communities in the sub-region's weaker housing market 
areas remain disconnected from economic growth, creating a two-tier housing 
market.   

The growth of the city centre apartment market (particularly in Leeds and now 
also developing in Bradford) is seen to run counter to this counter-urbanisation 
trend although the long-term sustainability of this market has been questioned 
by a number of studies.   

BME household growth and high levels of international migration are identified 
as key housing market drivers across the sub-region.  BME population growth is 
expected to be particularly strong in Bradford District, driven by growth amongst 
South Asian (predominantly Pakistani) households.  A risk has been identified 
that RSS housing targets, which are based on population forecasts which 
include growth tied to economic restructuring in Leeds, will not meet the 
expected housing requirements of Bradford District.   
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Buy-to-let, buy-to-invest and growth of the private rented sector has also been 
identified as a key housing market driver, although the scale of change and 
neighbourhood level impacts are not yet fully understood for West Yorkshire.   

5.2.3 Stock condition 

Significant investment by RSLs and ALMOs has served to radically improve 
overall social rented sector stock condition levels over recent years.  However, 
private sector non-decency is a continuing issue, particularly amongst the sub 
region's most vulnerable households and there is a high proportion of 
obsolescent housing stock (including localised concentrations of back-to-back 
housing) in pre-1919 inner core areas.   

5.2.4 Population change 

West Yorkshire is forecast to experience strong population and household 
growth driven both by (a) economic growth and (b) increasing high levels of 
international migration.  In the case of Bradford, BME population growth is 
expected to be particularly strong, whereas in Leeds projected growth is more 
closely bound up with the economic growth ambitions of the City.  Indeed, RSS 
housing targets for the sub-region are tied closely to projected economic growth 
in Leeds and the need to provide a housing market to support this growth.  The 
RSS Panel Report recommends that these housing targets are increased for 
West Yorkshire. 

5.2.5 Need for affordable homes 

The studies indicate a need for affordable housing in all areas of the sub-region, 
particularly in rural areas and higher priced areas of housing.  The model 
indicates that Leeds has a significant shortfall of housing need (i.e. unmet need) 
however in Leeds this is not focused on rural areas with the Leeds HMA 
concluding that the rural areas of Leeds do not fall into a category of high levels 
of housing needs.   
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6.0 Humber 

The Humber sub-region comprises Kingston upon Hull, the East Riding of 
Yorkshire, North East Lincolnshire and North Lincolnshire.   

In relation to the local housing market areas identified within the region Humber 
includes Scunthorpe, Grimsby and Hull as distinct sub-regional housing market 
areas.  Outward growth is anticipated from the Hull sub-regional HMA from East 
Riding towards the coastal areas of North Yorkshire as well as more rural areas 
south of York. 

The Hull housing market covers the city of Kingston-upon-Hull but also extends 
into the East Riding of Yorkshire and includes Beverley in the North, North Cave 
in the west and the coastal area south of Hornsea.  Within East Riding there are 
distinct markets centred on Goole and the north west corner of East Riding 
having linkages to the York housing market and the coastal housing market 
centred on Bridlington, which was identified as a separate area within the east 
Riding Housing Needs and Market Assessment.  There is a housing market for 
Grimsby / Cleethorpes identified which includes Immingham.  There is also a 
well defined Scunthorpe housing market closely aligned to North Lincolnshire 
district but extending into West Lindsay and with some connection to areas of 
Doncaster. 

The divide between the north and south of the sub-region, split by the Humber 
estuary is fundamental.  Although there is some commonality of housing and 
labour market issues there are distinct housing markets with little migration 
between the north and south of the sub-region.  While there are some strong 
links between Hull and the East Riding of Yorkshire North Lincolnshire and 
North East Lincolnshire form more discrete housing market areas.   

To some extent poor transport links are considered to reinforce divisions within 
both housing and labour markets.  Improving connectivity has been identified as 
a key issue for the sub-region.  The Humber Bridge provides a north south 
transport link although the toll adds to transport costs on this route.  A need for 
improved links between the East and West has been identified in promoting 
better joined housing and labour markets. Hull and the Humber ports also form 
a city region, with the vision being of a global gateway that contributes to 
building a thriving northern economy. 
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6.1 Existing Housing Market Assessment work 

There is a body of housing market work that covers the whole of this sub-
region.  In relation to housing need calculations a consistent methodology has 
been used based on that initially set out in the draft practice guidance.  The 
exception to this is Hull where housing market issues relating to demand rather 
than need mean that a slightly different approach has been taken.  A market 
assessment is currently underway and expects to report in 2007.  While this is 
not yet available it is anticipated (as set out in the brief) that this will be in line 
with current Practice Guidance.   

Housing needs and market assessments were carried out for both North East 
Lincolnshire and North Lincolnshire in 2006.  These were commissioned 
together and carried out by the same research company and follow a consistent 
methodology.  A housing needs analysis carried out in Hull (2004 and updated 
2006) used a different approach based on measuring aspiration rather than 
need.  This was in the context of market collapse and over supply in some 
areas of the city.  The survey sets out issues in relation to stock condition, 
supply, need and affordability.   

A housing market assessment is underway for Hull and is expected to report in 
September 2007. It will cover the whole city with specific assessments for the 
Gateway areas in East and West Hull and the city centre. This will provide an 
assessment of the amount and the type of housing that will be needed in the 
Gateway Priority Areas and the City Centre.  It is being carried out in line with 
the Practice Guidance. 

A Housing Needs and Market Assessment was carried out in the East Riding of 
Yorkshire in 2006.  The outputs of this include the identification of market areas 
and an assessment of need and markets consistent with the Practice Guidance   

An extensive body of housing market analysis has been commissioned to 
support the work of the Hull Gateway Pathfinder which includes an analysis of 
the drivers of housing market change and economic analyses as well as the 
Gateway Housing Market Analysis to support the Housing Market Renewal 
Prospectus. 

The Hull and East Riding Joint Structure Plan was adopted in 2005. Local plans 
for each area exist with adoption dates ranging between 1996 and 2000. The 
Local Plans for North and North East Lincolnshire were produced in 2003.  The 
preferred options for a core strategy for North Lincolnshire were set out in 2006. 
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Both Hull and East Riding have current local authority housing strategies and 
both are in the process of preparing new strategies. The latest strategies for 
North Lincolnshire and North East Lincolnshire were to 2005.  

The body of work undertaken in relation to housing need and housing markets 
can be disaggregated to sub-district level and can therefore provide a sound 
basis for aggregation to sub-regional housing market areas. 

While the body of work undertaken by the Gateway Housing Market Renewal 
Pathfinder amounts to a detailed understanding of the housing market and 
wider drivers impacting on Hull, and extending to parts of East Riding.  However 
there is less information in relation to housing market drivers of change and 
wider housing market impacts available for North Lincolnshire, North East 
Lincolnshire and in the remaining parts of the East Riding. 

The market assessments carried out within the sub-region provide information 
on some of the core outputs required in the Practice Guidance.  More detailed 
information on these is set out below: 

6.1.1 Estimates of current dwellings in terms of size, type, condition, tenure 

The breakdown of current stock by type, condition and tenure is available.  The 
data on condition is drawn from the survey work as well as specific stock 
condition surveys for Hull and supporting the East Riding housing strategy.  The 
Hull Housing Needs Overview sets out in detail the issues in relation to stock 
condition and district level information is included in the East Riding Housing 
Needs and Market Assessment.  The Hull study is underway and is anticipated 
to provide this information. 

6.1.2 Analysis of past and current housing market trends, including balance between 
supply and demand in different housing sectors and price/affordability.  
Description of key drivers underpinning the housing market. 

The second set of core outputs relate to housing market trends. There is less 
consistent information relating to these. Price and affordability issues are clearly 
identified in the North Lincolnshire and North East Lincolnshire Housing Needs 
and Market assessments and housing market trends are tracked on a quarterly 
basis by the Hull Gateway Pathfinder. This is applicable to the East Riding too. 

The HNA / HMA studies also set out issues in relation to housing supply. 

The body of housing market work commissioned by the Hull Gateway 
Pathfinder examines the balance between supply and demand including 
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detailed identification of areas of low demand and associated priorities for 
intervention. 

Issues relating to rural supply and demand are highlighted in the East Riding, 
North Lincolnshire and North East Lincolnshire housing needs and market 
assessments. 

The more variable element relates to housing market drivers of change and the 
wider housing market context.  There is little evidence relating to these within 
the studies for North Lincolnshire and North East Lincolnshire.  However 
housing market drivers have been considered in detail for the Gateway 
Pathfinder. 

6.1.3 Estimates of total future number of households, broken down by age and type 
where possible 

One of the requirements of the Practice Guidance core outputs is to provide 
estimates of future households and the need for future affordable and market 
housing.  This has been considered for North Lincolnshire and North East 
Lincolnshire and Hull.   There are indications of an overall ageing population but 
specific numbers are not available from the documents reviewed.  Estimates of 
future numbers for North and North East Lincolnshire are largely based on five 
year forecasts from the surveys.  Information on household projections is also 
included within the East Riding Housing Needs and Market Assessment and it 
is anticipated that it will be an output of the Hull study. 

6.1.4 Estimate of current number of households in housing need 

The same housing needs model is applied to both North Lincolnshire and North 
East Lincolnshire and this produces results in terms of numbers of housing 
need and future affordable housing requirements.  The methodology is stated to 
be consistent with the latest draft practice guidance at the time of the 
assessment (2006).  The issues in Hull and East Riding are complex with 
oversupply of certain types of property rather than crude housing need.  The 
housing aspirations research sets out need in relation to future demand by area 
and property type and identified a typology of area in East Riding and Hull.  The 
East Riding Housing Needs and Market Assessment applies the model 
recommended in the Practice Guidance and examined housing need by type of 
household and tenure as well as overall numbers over a five year period to 
2011. 
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6.1.5 Estimate of future households that will require affordable housing 

Numbers are included in the studies for North Lincolnshire and North East 
Lincolnshire.  These have been based on the methodology set out in the draft 
practice guidance.  This is also used for the recent Needs and Market 
assessment for East Riding 

The Hull Housing Needs overview confirms that there are specific needs in 
relation to an inappropriate range of housing.  It identifies no overall shortage of 
properties but affordability remaining a key issue for those on low incomes.  
Only 39% of households had an income that would enable the average terraced 
house to be considered affordable. There is a similar picture in East Riding.   

6.1.6 Estimate of future households that will require market housing 

This area is less well defined.  The Hull study looks at aspirations in terms of 
property types and areas and the surveys for North and North East Lincolnshire 
look at entry level housing in terms of income and prices as well as preferences 
for particular property types.  However the emphasis is on affordable rather than 
market housing, a position similar to that of North Yorkshire.  The East Riding 
study includes a more detailed examination of housing market pressures within 
the different sub-areas identified and this includes projections of future demand. 

6.1.7 Estimate of size of affordable housing required 

In relation to affordable housing need (North and North East Lincolnshire) and 
aspirations (Hull) particular property types and sizes are identified as being in 
particular need or demand.  The annual affordable dwelling requirements by 
area, designation, type and size is included in the East Riding Housing Needs 
and Market Assessment. 

6.1.8 Estimate of household groups who have particular housing requirements 

A consistent theme is an ageing population and the future housing needs of 
older people.  International migration is raised although needs relating to this 
are not quantified in any of the studies. There is also a need for larger family 
homes raised consistently  

6.2 Summary of issues for the sub-region 

6.2.1 Markets and demand 

There are diverse markets in North Lincolnshire, North East Lincolnshire and 
East Riding of Yorkshire.  These include urban areas, such as Scunthorpe, 



 

 34 ECOTEC 
 

 
 
 
 

historic market towns, coastal settlements and smaller villages in rural areas.  
The housing markets in these areas are complex reflecting pressures 
associated with higher value markets and affordability, particularly rural 
affordability, as well as characteristics of housing market decline in other areas.   

The market in Hull and in the surrounding parts of East Riding is better 
understood in terms of changing demand and market failure.  Major policy 
intervention via the Hull Gateway HMR pathfinder is underway to transform the 
housing market in Hull to support long term market sustainability.  

6.2.2 The residential offer 

Across the Humber sub-region as a whole the residential offer provides a range 
of housing.  However, linked to the diversity of markets outlined above this does 
not mean there is an appropriate mix of homes within the sub-regions towns 
and cities.  There are issues in terms of an oversupply of smaller, particular 
terraced, homes within the urban centres.  The scale of this is starkest in Hull, 
but it is nonetheless an issue within other urban areas in the sub-region such as 
Grimsby, Scunthorpe and Goole. 

6.2.3 Stock condition 

Stock condition and private sector unfitness were identified as an issue for 
North Lincolnshire, Hull and North East Lincolnshire.  The 2004 Private Sector 
Stock Condition Survey estimated that 5% of properties were unfit within the 
City and these problems were concentrated in the older (pre 1919 terraced) 
stock and within the private rented sector.  The East Riding Housing Strategy 
identifies marked disparities within the district in terms of stock condition again 
with concentrations in the pre 1919 terraced stock and in the private sector. The 
imminent East Riding Stock Condition Survey is expected to show the focus of 
poor condition is in Goole, Bridlington and Withernsea. 

6.2.4 Market drivers 

Key drivers identified within the North Lincolnshire Housing Market are a 
combination of a ripple effect from towns such as York, Leeds and Harrogate. 
This is an issue for East Riding particularly for commuters seeking a less urban 
housing offer within access of major employment centres.  House prices in rural 
North Lincolnshire are also fuelled by the areas close proximity to urban areas 
in adjacent districts.  The North Lincolnshire Migration Survey showed 31% of 
all new house buyers were from outside of North Lincolnshire.  This particularly 
affects towns and villages close to adjoining Travel to Work Areas in the west 
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and east of the area, but there is less movement from districts to the north 
where bridge tolls and the Humber estuary place a financial and physical tariff 
to commuting and a the main driver to this trend is lower initial land prices for 
developers. 

In Hull the housing offer itself is identified as the most significant housing 
market driver with people moving out of the area specifically to access housing 
of choice.  Economic restructuring and associated deprivation also feature 
highly.  Crime is also identified as a driver with a high impact on the housing 
market within Hull. 

The economic trajectory of the sub-region as a whole looks to be fragile.  While 
there have been some positive signs in recent years and intervention is planned 
to support the economy it is still too early to indicate long term positive 
economic growth.  The economy is historically reliant on manufacturing, 
including food processing. Restructuring of these industries is still underway 
and there has been little growth to date in the business and financial services 
industries that are driving growth in other city regions.    

6.2.5 Population change 

An ageing population is identified as an issue across the sub-region.  This has 
anticipated impacts in terms of the need for wider service delivery, particularly in 
the more rural and coastal areas of the sub-region and for those requiring 
additional levels of support.  There will be an increasing need to cater for the 
needs of this ageing population.  There is also an anticipated impact in the 
future under occupation of the stock of larger properties.  Linked to the ageing 
demographic there will be an ongoing need to attract younger people into the 
sub-region to support the economy and service delivery. 

6.2.6 Need for affordable homes 

The studies indicate a need for affordable homes in all parts of the sub-region.  
For example the East Riding study estimates that 94% of newly forming 
households would not be able to afford to buy or rent in East Riding. In Hull this 
need relates to specific property types rather than an overall undersupply of 
affordable homes. In the more urban areas, and particularly the city of Hull low 
incomes are driving lack of affordability rather than house prices. However low 
incomes are also a factor in some rural and coastal areas.  While there is a 
clear need to support delivery of more affordable homes in rural areas in the 
urban context the issue is more complex.  In order to rebalance the housing 
market and achieve sustainable communities a greater mix of homes is needed, 
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including larger and higher value properties.  In East Riding, the high demand 
for housing is balanced with a planning policy approach to the release of land 
which is designed to support the renaissance in Hull and more sustainable 
patterns of development in East Riding. 
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7.0 South Yorkshire 

The South Yorkshire sub-region consists of the three metropolitan boroughs of 
Barnsley, Doncaster and Rotherham together with the City of Sheffield. 
Sheffield is the region’s second most important centre of economic activity (after 
Leeds) and has strong links with adjacent regions, particularly the East 
Midlands. Part of the Peak District National Park lies within the sub-region 
although this sits with the East Midlands Region for statutory planning 
purposes. 

Overarching strategic issues 

South Yorkshire continues to recover from a serious economic downturn as its 
economy restructures from its former base of manufacturing and heavy 
industries. There are now signs that this recovery is well underway: in terms of 
the slowing and possible reversal of population out migration; improved 
prospects for economic growth and productivity; increasing signs of health in 
the housing market; and visible improvements to infrastructure and the built 
environment. 

Improved prospects for the sub-regions’ outlook are reflected both in signs of 
investor confidence and in levels of public sector investment. For housing, the 
sub-region has attracted significant sums of mainstream and regeneration 
spending, not least from the Housing Market Renewal fund. Monies from the 
Regional Housing Pot are distributed with regard to the priorities set out in the 
Sub-Regional Housing Strategy. All four local authorities have transferred their 
housing stock to Arms-Length Management Organisations (ALMOs) and are 
embarking on major renovations projects under the Decent Homes programme. 

But it is clear from local and sub-regional studies that significant challenges 
remain. The sub-region’s housing stock is far from fit for the aspirations of a 
modern economy and the demands that its residents increasingly make. The 
sub-region’s residential offer remains uncompetitive in many places. There are 
also significant impediments to social and physical mobility which are reflected 
in the relative insularity of some of the sub-region’s markets. 

There is a need for more and better housing that meets the needs of specific 
groups and communities in the area. Generally, with the exception of Sheffield, 
the sub-region has few BME households. Consequently, BME needs are 
generally poorly understood, yet the BME population is progressively growing. 
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Provision for older people is perhaps better understood, but there will be 
significant changes to demand and aspirations for housing and care for older 
people in the future. 

First time buyers share a problem experienced by households on lower incomes 
more generally in that they are progressively being priced out of nearly all parts 
of the housing market, despite the existence of areas of low demand. The 
coexistence of unpopular housing and neighbourhoods with house price rises 
and worsening affordability is a strategic tension that particularly affects South 
Yorkshire. A strategic response that explicitly recognises the existence of both 
problems and understands their links and differences is still some way off. 
Strategies for city regional development in the area need to carefully balance 
the imperative for economic growth against the need to intervene in parts of the 
housing market and protect against the possibility of future oversupply. 

DTZ identified three ‘sub-regional housing markets’ in South Yorkshire: 

· Sheffield/Rotherham 
· Barnsley 

· Doncaster 
 

DTZ concluded on the basis of household migration that the housing markets in 
Sheffield and Rotherham are very strongly linked. Consequently, they consider 
the market in both settlements to function as one.  

7.1 Existing Housing Market Assessment work 

Housing Needs Assessments exist in all four authorities, although they vary as 
to how up to date they are and, consequently, the extent which they reflect 
current practice guidance. Sheffield and Rotherham are currently in the process 
of commissioning updated HNAs; Barnsley’s is relatively recent (2005) and 
considered to be robust; and Doncaster’s was recently completed, in May 2007. 
This was only recently supplied to us and consequently a fuller assessment of it 
will appear in a subsequent draft of this report. 

Sheffield have recently commissioned David Couttie Associates (DCA). A draft 
report has been produced, which identifies key issues for the city. However, 
final ratification of this report, including its assessment of affordable housing 
need, is pending Cabinet approval in July. Clearly, the Sheffield report is critical 
to understanding the sub-region’s overall housing needs, especially given the 
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close links with the Rotherham and Barnsley markets and also given the age of 
the city’s previous Needs Assessment. It would be prudent to fully consider the 
Sheffield report when it is produced, but this is not possible within the timescale 
for this interim report. 

Barnsley MBC is considering a ‘refresh’ of their existing study, which was 
written by David Cumberland Housing Regeneration (DCHR) in 2005. While the 
survey data are still sound and the issues identified remain pertinent, they are 
currently considering any additional issues that this refresh should cover and 
are keen that this will enable their report to feed more directly into sub-regional 
strategic HMA work. 

7.1.1 Estimates of current dwellings in terms of size, type, condition, tenure 

Rotherham and Barnsley have both provided estimates of stock by numbers of 
bedrooms and by tenure. On the basis of survey findings, estimates of the 
distribution of stock types are provided. Both the Rotherham and Barnsley 
studies provide comparisons with the 2001 Census. 

Basic aspects of stock condition are discernible from survey data in Rotherham 
and Barnsley. In Rotherham, this covers access to basic facilities such as 
central heating, double glazing, and insulation and cross-tabulated by tenure. 
Respondents in Rotherham were also asked to make a subjective self-
assessment of the adequacy of their dwelling for their needs, and there is an 
assessment of the types of improvement that would be required of the stock. 
Barnsley’s approach focuses more on householder satisfaction, although there 
is some information on age of construction and outstanding repair problems. 

Barnsley’s report provides tenure breakdowns for most aspects of housing need 
although in places there is insufficient detail provided of the private rented 
sector. 

7.1.2 Analysis of past and current housing market trends, including balance between 
supply and demand in different housing sectors and price/affordability.  
Description of key drivers underpinning the housing market. 

Inevitably, worsening affordability for many population groups appears high on 
the list of housing market trends across the sub-region. In Rotherham, the 
market for owner-occupied housing is assessed against surrounding districts as 
well as national and regional comparators. This is a helpful contribution towards 
understanding the wider influences on Rotherham’s market, especially from 
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Sheffield. Rotherham’s consultants also considered that affordability problems 
are worsening given increases in the cost of lending. 

Barnsley’s report provides a very comprehensive picture of different markets in 
the borough and uses approached to segment the market spatially and in terms 
of different household types. The ACORN geodemographic tool is used to 
understand how these relate to neighbourhoods. Low incomes in particular are 
singled out at as a particularly significant driver of the market in Barnsley, 
although this may be having little effect on the sale prices being achieved, 
suggesting (as elsewhere) a widening gap between incomes and prices for first 
time buyers. Barnsley benefits from good use of qualitative data from estate 
agencies in understanding the wider market drivers. 

Price and affordability trends are considered in detail in both Rotherham and 
Barnsley’s work.  Rotherham use estate agents to help them establish ‘access 
price levels’ for different house types and sizes, and in different settlements. 
These are then translated into minimum income requirements using crude 
multipliers and Loan to Value assumptions, which provides a good basis for the 
understanding of affordability thresholds in the borough. The approach is 
extended to the Private Rented Sector using a gross income proportion of 25% 
as the assumed affordability threshold. In Barnsley, trend information is 
provided and this is showing the significant divergence of prices between 
neighbourhoods in the borough. The Barnsley study uses a series of housing 
“sub-markets”, which are defined spatially on the basis of interpretation of 
evidence and local knowledge. Unsurprisingly, this clearly highlights divergence 
in prices and affordability between the rural west of the borough, especially 
Penistone, and the de-industrialising east. 

The importance of rural housing issues in parts of borough Barnsley means that 
these are perhaps discussed more in the Barnsley work than elsewhere. 
BMBC’s consultants canvassed the views of Parish Councils, and the sub-
market specific reviews of housing market conditions enables (rural) issues to 
be picked up almost on a neighbourhood by neighbourhood basis. 
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7.1.3 Estimates of total future number of households, broken down by age and type 
where possible 

Both Rotherham and Barnsley’s existing work is based on 1996-based 
population projections and there is consequently a need for it to take more 
recent estimates of household growth into account.  

On the basis of the older projections, Barnsley estimates significant population 
and household increases, with an additional 7,210 households expected in the 
borough between 2001 and 2021. Rotherham’s projects a fall in population 
although nevertheless the number of households is expected to continue 
growing, by some 4,900 between 2001 and 2021. Only Barnsley’s work 
provides an age and type breakdown for population and household projections. 

7.1.4 Estimate of current number of households in housing need 

Both Rotherham and Barnsley use relatively consistent methodologies for the 
estimation of need and affordable housing requirements. These broadly follow 
guidance on the matter, although it is perhaps the case that the logic of the 
calculation could be more clearly set out in Barnsley’s work. The starting point 
for all work is the estimation of the backlog of unmet needs. This is based on 
estimates (from survey data) of households that need to move in the next five 
years to meet current or anticipated changes in circumstances and homeless 
households. Adjustments are made for those whose needs can be met in situ. 
There is consistency in the adoption of a five year window for the estimation of 
backlogs and the calculation of requirements for its progressive elimination. 

7.1.5 Estimate of future households that will require affordable housing 

The Rotherham study sets out a clear process by which the number of 
households requiring affordable housing in the future is calculated. In Barnsley, 
the process is less transparent although it is clear that good practice guidance 
has been followed (this implies that presentational improvements may help). A 
large number of sources of new households are considered, including 
concealed and newly forming households, those on the housing register, 
households moving to the area, ex-offenders, and others estimated as being 
unable to afford their own home. Rotherham estimates a newly arising need of 
some 1,118 households per annum; the equivalent number in Barnsley is 
calculated as 800 households per annum. 

The total amount of affordable housing required in each borough has been 
calculated by summing the quote required to eliminate backlog need with newly 
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arising need. In Rotherham the total estimate is 3,055 units annually although 
the existing study estimates that the flow of social housing relets in the borough 
is sufficient to cover this. It remains to be seen whether this will still be the case 
following the results of a revised HNA, but it should be considered unlikely given 
changes in the wider housing market and affordability since then. Barnsley 
estimate a total requirement for 1,377 units spread over five years 2005-2010. 

7.1.6 Estimate of future households that will require market housing 

In both Rotherham and Barnsley, the calculation of requirements for market 
housing has been broadly treated as the residual of household growth that will 
not require affordable housing.  

7.1.7 Estimate of household groups who have particular housing requirements 

Coverage of housing issues, needs and requirements across different 
household groups is patchy. Barnsley arguably considers the issues of various 
groups in more detail than elsewhere, although there is not a formal attempt to 
estimate need within the framework set out for general affordable housing 
requirements; there is, nevertheless, an attempt to estimate the scale of the 
problem using proxy data. Rotherham’s existing report is considerably weaker 
in its treatment of special needs. 

7.2 Summary of issues for the sub-region 

There are a number of key sub-regional issues in South Yorkshire. Outside 
R&D, in their assessment of the sub-regional housing market, identified a 
number of strategic requirements. These include: 

· Understanding the influence of adjacent sub-regions and city-regions, 
especially Leeds; 

· Housing that supports and promotes sustainable local economies; 

· The need to address housing quality, including the achievement of 
Decent Homes across all tenures 

· Meeting the needs of those most ‘at risk from social exclusion.’ 

DTZ Research and Consulting have identified three sub-regional housing 
markets in South Yorkshire. They concluded that the Sheffield and Rotherham 
markets together operated almost as a unified housing market; albeit one that 
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extends it reach significantly into western Barnsley and, southwards, into parts 
of the East Midlands. Barnsley and Doncaster, on the other hand, exhibited 
much greater degrees of self containment and could be considered to each 
constitute their own market. In both cases, however, there were clear overlaps 
in the Dearne Valley. This geography of housing markets in the sub-region, 
while fuzzy, appears to be clearly supported by evidence of household mobility. 
Furthermore, it is supported by Transform South Yorkshire’s strategy for 
Housing market Renewal in the sub-region, which emphasises the importance 
of the Sheffield-Rotherham axis and the Dearne Valley. 
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8.0 Summary of issues from existing HMA work 

The availability of housing market assessment evidence on the boundaries of 
local housing markets, the degree of balance or imbalance in those markets, 
and the drivers of market change which are influencing them are important 
considerations in determining the fitness for purpose of strategic housing 
market assessments across the region and the inputs to RSS.  It is essential 
that housing market assessments across the region are robust and well-
evidenced in order to provide high quality inputs to housing strategies and 
investment decisions and to support local development frameworks when they 
are subject to scrutiny and challenge.   

The review carried out as a first stage of this research has set out the nature 
and scope of existing work and the gaps in the available information.  The 
previous sections summarises this body of work by sub-region.  This section 
sets out the overall picture for Yorkshire and the Humber in summary and 
identifies the issues arising as a context for the decision on whether and how to 
proceed on to Stage 2 of this study.   

There is work which has been undertaken recently or is underway which 
amounts to a significant body of evidence relating to housing market areas 
across the region.   

Figure 8.1 indicates by local authority and date the work that has been 
undertaken to carry out needs or market assessment across the region.    
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Figure 8.1  District level Housing Market and Needs  Assessment – Yorkshire and 
Humber 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The date at which each study was carried out gives some indication of the 
extent to which district level assessment meets the Practice Guidance as 
studies are carried out within the context of the latest guidance available (Draft 
Guidance 2005, Practice Guidance 2007).  Generally the later studies include 
more markets relevant assessment than the earlier studies.  However the brief 
and scope of studies and the quality of the analysis within them also vary so 
that the date at which local studies were carried out is not the only 
consideration.  Most studies are largely focused on local authority administrative 
areas, but there are also a number of sub-regional studies which provide an 
informed and detailed picture of housing market functions and drivers at this 
wider scale. 

Where these studies relate to housing needs, the standard approach set out in 
Draft guidance (itself drawn from earlier official guidance on housing needs 
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assessment) has generally been used to calculate the need for affordable 
housing.  This provides figures that can be aggregated across authorities fairly 
consistently.  However it should be noted that while the official methodology has 
been applied fairly consistently, the sources of data for the underlying figures 
(population, households, the current dwelling stock, etc.) may vary as well as 
the date of the information used.  In most cases this assessment of housing 
need is also available at sub-district level, at a ward or neighbourhood basis for 
example.  Where this is available the figures could be aggregated (bearing in 
mind the caveats above) to support assessment at the level of strategic housing 
market areas, which do not follow district boundaries. 

While this information gives a solid grounding for housing market assessment in 
terms of the overall need for affordable housing over the medium term there is 
much less available evidence relating to future demographic trends.  In some 
cases, population and household growth including migration are discussed in 
general terms and there are a number of studies which indicate that significant 
demographic change is a feature of markets, for example relating to an ageing 
population or to migrant workers.  In some studies, official projections by ONS 
and DCLG are set out, but it would be unusual to find, for example, a discussion 
of the influences on population growth such as economic change, future trends 
in migration and the factors influencing them, consideration of alternative 
population and household change scenarios, and a local assessment of overall 
future housing requirements in the context of household change comparable 
with that set out in RSS for the region. 

There is also a lack of work to assess the needs of specific market segments 
within the overall numbers.  The specific needs of BME households, key 
workers, disabled people, larger families or students for example are not set out 
within the body of most of the current housing market and needs assessments.   
These are areas which need more detailed assessment and a consistent 
approach across housing market areas within the region. 

Affordability is clearly a growing issue for the region.  This is linked to recent 
house price rises, but in some areas it is low wages that are driving the 
affordability issue rather than high house prices.  There is a need for a 
consistent analysis of affordability, with a focus on first rung access to the 
housing market, using indicators that can be applied across housing market 
areas both urban and rural and both high and lower demand. 
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There is a particular issue of affordability in relation to rural settlements.  Wages 
are traditionally low in rural areas which further aggravates affordability 
problems given rising house prices.  In North Yorkshire for example the sparsity 
of some of the most rural areas has a significant impact in limiting housing 
choice. 

In some parts of the region there are issues concerning the fitness of the 
housing stock to meet the aspirations of a modern economy particularly the 
older stock in a number of the region's urban centres. 

There are dysfunctional markets relating to longstanding and widespread 
housing market decline in parts of the Humber, South Yorkshire and West 
Yorkshire.  There are two housing market renewal pathfinders within the region 
(Hull Gateway and Transform South Yorkshire) as well as the West Yorkshire 
Partnership which are delivering major intervention to tackle changing demand 
and to restructure their housing markets.  It is in these areas, not surprisingly, 
that the most detailed analysis of housing markets and the factors driving them 
is available. 

The strategic housing market areas identified by DTZ included a number of 
expanding areas, which were seen as having an influence on their more rural 
hinterlands.  The links between housing market areas and adjacent areas will 
be important to establish and monitor.  This needs to be within and across 
regional boundaries.  In North Yorkshire for example the Tees Valley exerts a 
significant influence on the housing markets in Richmondshire and Hambleton. 
There is the potential for regeneration and urban renaissance to ease some of 
the pressure on affordable rural homes.  This applies not just to the major 
conurbations but smaller towns such as Grimsby.  It will be important to 
continue to understand the extent to which each of these markets is connected 
or distinct. 

There is a growing BME community in the region.  This is focussed on West 
Yorkshire and Sheffield in South Yorkshire.  However international migration 
has had a significant impact on parts of the region, including migration (from the 
EU Accession states in particular) into housing market areas with little 
experience of providing specific services to meet the needs of significant 
minority ethnic groups.  

Economic change has been identified as a significant driver of housing market 
change, particularly in the Humber, South Yorkshire and West Yorkshire sub-
regions.  Parts of these areas have been historically reliant on heavy industry 
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and manufacturing.  While there are some early signs of economic recovery 
following major economic restructuring it will be important to continue to 
consider the economic trajectory in relation to future housing markets.  The 
Anticipating Change report1 for the Humber sub-region noted, "…appears to 
suggest that economic change is not leading towards a beneficial restructuring 
into a full employment, high skill, high wage, and high knowledge content 
economy.  If correct, the sub-region may be in for a rather more unpalatable 
form of restructuring." 

On the basis of this assessment, our conclusion is that a core of detailed local 
material on housing needs is available across most of the region which provides 
the potential to underpin a set of strategic housing market assessments.  Where 
there are gaps, these are either in the process of being filled or could easily be 
tackled by the authorities concerned.  In any event studies of this kind will 
always require updating, especially in the light of the significant worsening of 
affordability problems which has affected the region since the early 2000s. 

However, there is a need across some parts of the region for more work, 
building on these local studies, to highlight key market trends and to set out 
potential future patterns of economic, demographic and household change and 
to place this in the context of trends in development and land availability.  This 
should be undertaken at the strategic housing market rather than the local 
authority level, and should aim to bridge the gap between the regional 
framework provided by RSS and local studies focused more closely on 
affordable housing need.  This work should, as specified in the brief, form the 
basis of stage 2 of this study.  The following section now looks at the availability 
of data for this task. 

 
1 Anticipating Change.  Humber Economic Partnership.  2006 
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9.0 Data Issues 

9.1 Introduction 

 
This section of the report considers the a preliminary assessment of data and 
intelligence issues that relate to housing needs assessments in the region and 
how these can support Strategic Housing Market Assessments. 

The focus is on identifying data requirements to support the production of 
SHMAs across the region and that will allow their subsequent update at regular 
intervals. 

9.1.1 Technical guidance 

 
SHMA guidance described the expected core outputs for SHMAs. Table 9.1 
presents these requirements together with a broad indication of the likely data 
sources required. 
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Table 9.1  Table 1. SHMA core outputs and data requ irements. 

 

 

9.1.2 Current dwellings 

 
Many housing strategies and needs assessments struggle with an accurate and 
up to date assessment of current stock. Estimating the total size of the stock is 
often straightforward as reference can be made to the authority’s own Council 
Tax register.  However, providing a disaggregate account of current dwellings, 
broken down by type, age, tenure, or other attributes, is usually more 
problematic. The 2001 Census provides the most comprehensive picture of 
these attributes and is extensively relied upon, despite its age and some of the 

 
SHMA core outputs Data sources 
   
1 Estimates of current dwellings in terms of 

size, type, condition and tenure 
Census (baseline); local authority data; stock 
condition surveys 

2 Analysis of past and current housing market 
trends, including balance between supply and 
demand in different housing sectors and 
price/affordability. Description of key drivers 
underpinning the housing market. 

House prices (e.g., HMLR; HomeTrack); 
household incomes (e.g., CACI PayCheck); 
market segmentation data (e.g., ACORN; 
AXCIOM) 

3 Estimate of totals future number of 
households, broken down by age and type 
where possible 

CLG household projections; local authority 
household projection models; ECOTEC HDAM 
model 

4 Estimate of current number of households in 
housing need 

Local authority housing needs assessments 

5 Estimate of future households that will require 
affordable housing 

Local authority housing needs assessments 

6 Estimate of future households that will require 
market housing 

Local authority housing needs assessments; 
analyses of data from (2) and (3) 

7 Estimate of the size of affordable housing 
required 

Data from (4) and (5); CORE; local authority 
lettings records; HIP-HSSA 

8 Estimate of household groups who have 
particular housing requirements, e.g., 
families, older people, key workers, black and 
minority ethnic groups, disabled people, 
young people, etc. 

Local authority housing needs assessments; 
local authority housing strategies 
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problems with accuracy within the Census. A well-specified sample survey 
undertaken for a Housing Needs Assessment will permit robust extrapolation of 
property characteristics, and this should be a consideration of all such studies 
that are fit for purpose. However, the extent to which this occurs is uneven. 
Reliance on secondary data sources, by contrast, while possible across all local 
authorities, will provide only basic information on property attributes and may 
inadequately distinguish between tenures. 

9.1.3 Migration and population mobility 

 
Housing market areas are commonly defined using analyses of population or 
household migration. Following from the work of authors such as Jones ( ), the 
principle of ‘spatial arbitrage’ leads to attempts to define the areas over which 
the majority of housing transactions take place. Given that housing transactions 
are nearly always as a result of the movement of households (although note 
that there are significant exceptions to this), attention has frequently been paid 
to migration data. 

Perhaps this is best exemplified by the work undertaken by DTZ for the 
Regional Assembly, looking at the identification of sub-regional housing 
markets.1 This study employs an analysis of Special Migration Statistics from 
the 2001 Census to show the population and household flows between districts 
in the Region (including some adjacent areas in other regions). 

Mapping and summarising migration flows is a useful exercise. Migration 
information can be refreshed annually using estimates published by the ONS 
from NHS Patient Register data, although there are some data issues, 
specifically for groups that are less likely to register such as young men and 
students. The analysis of migration is a useful exercise, but there are some 
particular issues that Strategic Housing Market assessments should reflect. 

 

9.1.4 Self containment 

 
Measures of self containment are frequently used to assess ‘functional’ housing 
market areas. A rule of thumb has now been well developed – encouraged by 
successive iterations of government guidance – that any area accounting for 

 
1 DTZ Consulting and Research (2006) Identifying the Sub-Regional Housing Markets of Yorkshire and 
Humber. Yorkshire and Humber Assembly, Wakefield. 
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both the origins and destinations of over 70% of moves is ‘self contained.’ 
However, this is highly arbitrary and has several particular weaknesses for 
SHMAs. 

 
The sizes of resulting housing market areas are highly sensitive to the threshold 
employed. At one extreme, a 100% self containment level would lead to the 
conclusion that there is only one domestic housing market across the United 
Kingdom. Very small thresholds, e.g.  10% would suggest that very small 
settlements and villages each had distinctive and separate housing markets. 
Both of these may indeed be the case: but the threshold is not helpful in 
determining this. It is highly likely that, had a higher threshold been employed 
(e.g., 80%), there would be fewer housing market areas in the region, perhaps 
with more congruence with the four sub-regional partnership areas, and with 
greater degrees of ‘overspill’ to adjacent regions. 

The diversity of geographic units in the region – reflected in differing sizes and 
shapes of local authority areas – sits uneasily with the geography of its 
settlements. Sheffield, Leeds and Bradford, in particular, are large cities with 
very large rural hinterlands contained within the administrative area. By 
contrast, York and Hull are sizeable settlements with very tightly circumscribed 
administrative boundaries. Sometimes these problems are referred to as ‘over-
bounding’ or ‘under-bounding’ although this arguably ignores the fact that many 
districts (especially Leeds and Bradford) have a combination of both rural 
hinterland and close abutment to adjacent urban areas. These make the 
application of a self containment threshold particularly problematic and at the 
very least makes comparison between areas difficult. 

 

9.1.5 Property values and sale prices 

 
The Assembly’s license for the Hometrack RealDemand system appears to 
exclude the use of statistical data for SOAs in important parts of the region 
including Humberside and North Yorkshire. We consider that full use of the 
RealDemand subscription cannot be made until this anomaly is rectified. 

RealDemand offers the potential to add value to other sources of information on 
property prices by estimating the value of all properties, not just those that are 
transacted. However, the system and subscription as they stand do not permit 
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detailed analyses of these data other than analyses of property type on a place-
by-place basis. The mapping of the data, for example, is not possible. 

9.1.6 Household incomes 

 
A robust and well-designed housing needs survey provides valuable information 
on the financial capacity of households in local areas. With some care, it should 
permit disaggregate analyses of income by household type and, potentially, 
spatial location. Such information is instrumental in calculating local affordability 
thresholds, which require close regard to be paid to variations in property types 
and sizes and their fit with household characteristics.  

While the availability of secondary data on incomes has improved in recent 
years – both from ONS and commercial sources such as CACI – it remains 
difficult to provide an accurate assessment of affordability for different 
household groups without undertaking some form of mathematical or statistical 
modelling. Frequent updates of secondary data sources (e.g., annual) can, 
however, be used to recalibrate survey findings. 

The most effective housing needs and market assessments are quite 
sophisticated in their use of income information and house prices to examine 
affordability issues. They look at differences in household; they consider 
realistic local house types, their availability and prices; and they also consider 
the costs of renting in the private sector. However, practice varies widely and it 
is clear that there is a need for some form of consistent affordability baseline to 
be produced across the region, perhaps considering different methods of 
calculating affordability. This is an approach that has been taken sub-regionally 
in South Yorkshire, where various estimates and data sources are considered. 

To address variations in the detail of affordability calculations, it is 
recommended that SHMAs contain a composite assessment of affordability 
from local studies (where this is possible) together with a baseline modelled 
using secondary data consistently across the region.  

9.1.7 Market segments 

Some local housing studies have used approaches to market segmentation that 
emphasise the importance of housing, household and neighbourhood 
characteristics. This is helpful, although there is no consistency on how this has 
been approached, and, indeed, there is little in the way of guidance on this 
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matter, although SHMA guidance does suggest that products like ACORN or 
MOSAIC are useful ways of understanding demography and household types. 

9.1.8 Future households 

Estimates of the demand for housing expressed by growing numbers of 
households are central to all housing assessments. Household growth – 
whether because of population growth or despite population decline – will be 
concentrated among households with particular characteristics and there is a 
clear implication for not only the quantity of new housing required, but its type, 
tenure and location. 

Having said this, it is also the case that households are a somewhat fluid unit of 
demand. They can form, dissolve and move as much in response to market 
pressures as they can in response to need or population lifecycle. In high price 
markets, demand pressures and supply constraints may lead to a tendency for 
households to be larger or for concealed households to delay formation. This 
does not necessarily constitute ‘need’ and may – up to a point – more 
accurately constitute ‘demand.’ Most housing assessments do not consider this 
and treat all potential future sources of household growth as requiring 
accommodation. While this is clearly the case in the majority of situations, and 
in particular for key groups experiencing overcrowding, it nonetheless assumes 
and accepts a normative position that all growth must be accommodated and 
that all aspirations should be satisfied. It is possible to challenge this point of 
view, notably on environmental and amenity ground but also in that it is a 
logically self-fulfilling prophecy (much in the same way that providing additional 
road space generates more car trips).  

There is considerable variation in the way that the implications of household 
projections are dealt with. Many housing studies contain only a very cursory 
analysis of the projections and have insufficient detail on household types. 
There is often little evidence that local authorities had carried out any detailed 
demographic modelling on the basis of the ‘official’ district level household 
projections. 

There is a clear need for SHMAs in the region to adopt a consistent approach to 
the treatment of household growth. It is proposed that local and ONS/DCLG 
estimates of future household formation should be considered alongside a 
baseline from the ECOTEC H-DAM model which produces estimates of 
household growth, and which among other attributes, is able to project 
household growth by ethnicity. There is also a need to consider outputs from 
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the Regional Econometric Model and identify the relationship between jobs and 
population. The ONS projections do not take in to account the whole military 
population of Catterick Garrison and the anticipated growth resulting from the 
development of the 'super garrison'. 

9.1.9 Affordable housing requirements 

Although there are some variations in the methods used to collate source 
datasets, most assessments of affordable housing requirements at local level 
are compliant with the general methods set out in guidance. Estimates of 
backlog needs, together with estimates of future need are further broken down 
according to needs likely to materialise in the next five years and, of these, the 
extent to which needs can be met in situ. Unmet need is then tested firstly to 
determine how many households will be unable to afford to meet their needs; 
the affordable housing requirement is then tested against the annual flow of 
new affordable housing opportunities (including social housing re-lets). The 
residual requirement, where positive, is normally expressed in terms of a 
desired annual build rate over five years. 
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10.0 Sub-regional housing markets 

In 2006, DTZ Consulting and Research were commissioned by the Assembly to 
identify the sub-regional housing markets in the region. As part of their work, 
they considered migration patterns, data on travel-to-work, and housing 
characteristics in the region. They concluded that there were 14 indicative sub-
regional housing markets together with a further three ‘character areas.’ Each of 
the 14 market areas is centred on a major settlement or coalescence of 
settlements. However, DTZ did not undertake to establish ‘precise’ boundaries. 

Arguably, it is impossible to derive precise boundaries for housing markets. 
Many aspects of the operation of housing markets exhibit only a loose spatial 
logic. Different demand groups are able to deploy different resources for 
housing search; may consider different sorts of housing; may or may not have 
spatial or time constraints (e.g., commuting); and will have different motivations 
for moving. Therefore, there is an understandable tendency to describe the 
generality of movement or otherwise specify a fuzzy set of boundaries. 

However, there is a practical dilemma in how to take such boundaries forward 
operationally for the purposes of strategic market assessment and other 
research, political and administrative processes.  

To better understand the implications of the DTZ boundaries for SHMAs, we 
produced a set of boundaries using a method that draws on published data on 
Travel to Work. This was then compared against the ‘fuzzy’ DTZ boundaries to 
develop an understanding of the practical limits of those boundaries; their 
spatial extents; and relationship to specific settlements. The broad method we 
used was: 

 
1. Define economic centres. Usually we would have employed a method of 

selecting coalescences of economic activity with reference to practical size 
and contiguity thresholds. However, for the purposes of comparison, we 
constrained our definition of economic centres to those implied by DTZ’s 14 
market areas. The Office of National Statistics’ definition of urban areas was 
used to define contiguous built up areas (see Figure 10.1). These areas were 
then generalised and all wards falling within them were used to define the 
economic centres. This technique is less suited to understanding housing 
markets in areas with polycentric employment structures or with loose travel 
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to work connections. Therefore, it could not be used to analyse the three 
Character Areas. 

Figure 10.1  Map showing definition of economic cen tres. 

 
 

2. Extract data. Data were extracted from the 2001 Census Special Workplace 
Statistics (SWS) for all wards from which there was a recorded travel to work 
journey to one of the economic centres. 

3. Calculate workplace attachment. For each ‘origin’ ward, the proportion of the 
population travelling to work in each economic centre was calculated. 

4. Filter the wards. Only those wards with greater than 10% workplace 
attachment were used to define indicative TTW-based housing market areas 
for each economic centre. Experience gained in other studies suggests that 
the 10% threshold allows for boundaries with a reasonable fit with intuitive 
sense, and local knowledge. In the Yorkshire and Humber case it also entails 
only a minimal amount of overlap between boundaries. 

 
The sub-regional housing market areas derived from this method are shown in 
Figure 10.2 below compared to the DTZ sub-regional market area boundaries. 
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Figure 10.2  Comparison between market area boundar ies 
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Leeds (DTZ area 1) 

The DTZ boundary for Leeds is broadly consistent with the 10% travel to work 
area. There is an overlap with Bradford, although the two cities are more self-
contained in travel to work terms than might be expected given their size and 
proximity. It is clear – from both the TTW and DTZ boundaries – that the Leeds 
housing market has an influence on Harrogate to the north and extends some 
distance to the east of the A1. The area of overlap with the York housing market 
is quite considerable, although there are few large settlements in this overlap 
area. 

 

Bradford (DTZ area 2) 

Bradford’s housing market area shares some overlap with Leeds, Halifax and 
Dewsbury. It extends some distance north into the Yorkshire Dales – although 
whether Skipton can be considered part of the Bradford market specifically (as 
DTZ suggest) is less clear cut. 

 

Halifax (DTZ area 3) 

The DTZ definition of the Halifax market area is broadly consistent with the 
TTW pattern at 10%. There is some overlap with the south Bradford market, but 
comparatively little connection with areas to the south of the M62 motorway 
(Huddersfield). 

 

Huddersfield (DTZ area 4) 

The DTZ analysis suggests that the Huddersfield housing market is extensive, 
incorporating significant parts of the Halifax, Dewsbury/Batley, Wakefield and 
Barnsley. The TTW data does not strongly support all of these connections, 
although it is clear that there is some overlap with the Dewsbury/Batley area. 
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Wakefield (DTZ area 5) 

In TTW terms, it is highly associated with Leeds. Indeed, nearly all of the City of 
Wakefield itself falls within the Leeds housing market area. Wakefield is hence 
the only market area in the region that falls principally within another. 
Furthermore, its TTW footprint is not as large as the DTZ housing market 
boundary suggests. While part of the local authority area of Wakefield, it would 
appear that settlements like Castleford and Ferrybridge are more associated 
with Leeds. There is some overlap with the Barnsley market to the south, but 
this is minimal. 

 

Dewsbury/Batley (DTZ area 6) 

Dewsbury and Batley stand at the confluence of several housing market 
currents. It is clear that the area is significantly influenced by the Leeds, 
Bradford, Halifax and Huddersfield markets. TTW data supports this. 

 

Sheffield/Rotherham (DTZ area 7) 

Together, the Sheffield and Rotherham areas constitute the largest economic 
centre in the region in employment terms, although the city of Leeds is larger. 
DTZ considered that there was sufficient evidence of cross-boundary migration 
and travel to work to justify considering them together. The built form is more or 
less continuous, although intensive industrial uses in the lower Don Valley 
fragment the two settlements’ residential connection somewhat. It is in Sheffield 
and Rotherham that the TTW data appears to be most at odds with the DTZ 
definition of the sub-regional market. The pattern of TTW journeys emphasises 
an axis from the Peak District national park in the west to Rotherham and parts 
of Doncaster in the east. This is concordant with HMR strategy in the area, 
which has defined an explicit East West Axis to guide strategic investment and 
project delivery. By way of contrast, DTZ suggests that there is a significant 
overlap into north Derbyshire. TTW data does not suggest that these are the 
most significant connections in commuting terms although this does not rule out 
connections in migration and household search behaviour. Both the DTZ and 
TTW definition support the view that there is overlap between 
Sheffield/Rotherham’s housing market and that of rural western Barnsley. 
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Barnsley (DTZ area 8) 

The DTZ boundary suggests that there is considerable overlap between the 
Barnsley housing market and Doncaster and Sheffield/Rotherham in particular. 
In TTW terms, the market area more closely reflects the local authority area, 
incorporating its rural west which is also part of the Sheffield market. 

 

Doncaster (DTZ area 9) 

The Doncaster housing market defined by DTZ is broadly similar in shape and 
extent to the local authority area. This is confirmed by an analysis of TTW data. 
There is a small overlap with parts of the Scunthorpe market and, more 
significantly, Sheffield/Rotherham. 

 

Scunthorpe (DTZ area 10) 

Scunthorpe’s housing market area appears to be relatively self-contained, as 
supported by both the DTZ analysis and TTW data. 

 

Grimsby (DTZ area 11) 

Grimsby’s housing market area is, like Scunthorpe’s, self-contained. DTZ and 
TTW data both support his and in both cases there appears to be no significant 
overlap with other housing market areas, with the exception of some relatively 
unpopulated parts of north east Lincolnshire. 

 

Hull (DTZ area 12) 

DTZ suggest that there is little by way of connection between Hull and the other 
Humberside housing markets south of the estuary. TTW data confirms this. 
However, journeys to work do seem to suggest an area of influence to the west 
into the East Riding along the A63/M62 motorway perhaps as far as Goole. 
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York (DTZ area 13) 

York, despite having a relatively small population, exerts considerable influence 
over its rural hinterland. Its housing market abuts (and, indeed, probably 
overlaps) that of Leeds to the west. By way of contrast, there appears to be little 
in the way of connection to Hull’s housing market, although a large proportion of 
the East Riding (including part of the Yorkshire Wolds) would be considered 
part of York’s housing market area. 

 

Teesside (DTZ area 14) 

Although outside the region, the Teesside conurbation exerts considerably 
housing market influence over some parts of North Yorkshire. DTZ’s analysis 
suggests that Richmond, Catterick, Catterick Garrison and Northallerton all fall 
broadly within the scope of the Teesside housing market area. Travel to work 
data broadly supports this, although the connections are weaker than 
elsewhere. These settlements are also important parts of the North Yorkshire 
‘Character Areas’ identified by DTZ: such rural areas tend to exhibit far weaker 
residence-workplace attachments than elsewhere and, consequently, their 
housing market footprints may be quite disperse and complex. 

 

10.1 Definition of Housing Market Areas 

The definition of Housing Market Areas requires a consideration of practical and 
policy as well as technical, issues.  It is clear from the analysis described above 
that housing markets do not operate on administrative or clearly defined 
boundaries.  However in order for them to be useful in terms of the assembly of 
evidence and development and delivery of policy it is necessary to identify 
Housing Market Areas that can be used for this purpose.  The suggested 
boundaries above provide areas to which data can be assigned at the sub-
district level.   

When looking at data sources, a major consideration will be the spatial level at 
which data that can be used to monitor housing market change is held.  For 
example the use of the formal HMAs for practical planning purposes will entail a 
need to be able to monitor issues such as housing land supply, vacant 
dwellings and population projections.  It is recognised that there is a body of 
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data that is not collected or reported at the sub-district level and is an important 
consideration in terms of recommendations for current and future data collection 
for the delivery of the SHMAs. 

We have considered the extent to which the areas described above, as well as 
the Special Character Areas defined by DTZ, align with local authority 
boundaries within the region.  It is important to recognise that while housing 
market areas do not align exactly with local authority boundaries it is not 
straightforward to define an alternative 'housing market' boundary.  For example 
defining markets illustrates the operation of overlapping markets, as well as 
stronger and weaker market influences on different parts of the HMA. An 
element of judgement and pragmatism is therefore needed in defining the basis 
for SHMAs. 

Our recommendation is that individual or agglomerations of local authorities 
provide a pragmatic approach to the definition of HMAs.  However it is important 
that SHMAs are not restricted to markets operating within the district boundary.  
The work to examine the extent of housing markets needs to be considered for 
each SHMA in the context of the markets which have been identified as 
operating in the region and the places where they overlap or there are strong 
influences from adjacent areas. 

Based on this approach our suggested HMAs for Yorkshire and the Humber 
are: 

· Leeds 

· Bradford 

· Calderdale 

· Kirklees 

· Wakefield 

· Sheffield and Rotherham 

· Barnsley 

· Doncaster 

· North Lincolnshire and North East Lincolnshire 

· Hull and East Riding of Yorkshire 

· York 
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· Hambleton 

· Selby 

· Ryedale 

· Harrogate 

· Craven and Richmondshire 

· Scarborough 

 

While these will form the basis for the proposed HMAs it will, as set out above, 
be essential to consider the operation of different markets both within and 
adjacent to the local authorities.  For example while Bridlington is within East 
Riding of Yorkshire it's characteristics as a coastal town, and it's identification 
as a separate market in the East Riding study, mean the market there will need 
to be considered as part of the Scarborough as well as the East Riding SHMA.  
In West Yorkshire the operation of the specific market identified as operating in 
Dewsbury/Batley will need to be considered as part of the Leeds and Wakefield 
as well as the Kirklees assessment.  The assessment for Hambleton will need 
to take account of Teesside. There are clear connections to the North East 
region and this HMA is unusual in that the major employment centre is outside 
the HMA. 

A table of these connections is included at Annex One.  It should be noted that 
the table is not bilateral: i.e., an 'area requiring attention' for Barnsley will not 
necessarily mean that Barnsley is an 'area requiring attention' for it. This relates 
to the 'direction' in which different housing markets face. 
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11.0 Next steps 

There is a need across some parts of the region for additional work to provide fit 
for purpose SHMAs across the whole region corresponding to strategic housing 
markets.  This work will build on the existing local studies, to highlight key 
market trends and to set out potential future patterns of economic, demographic 
and household change and to place this in the context of trends in development 
and land availability.   

The brief for this study anticipated the need for such work and set out a 
framework for approaching the task which we suggest is still appropriate.  The 
next step is to prepare a template and data for full Housing Market Assessment 
Reports and then to pilot this for two strategic housing market areas in the 
region.  After these have been developed and refined, the study will then go on 
to prepare full strategic Housing Market Assessment Reports for each of the 
strategic housing market areas. 

There is a consistent body of evidence in relation to housing need with 
information available, or anticipated to be available within 2007, which sets out 
calculations for housing need at a district level within a series of housing needs 
or housing market assessments.  These studies provide a valuable baseline, 
but they do not entirely meet the needs of current guidance because many were 
completed before draft and final guidance were issued.  The next phase should 
not seek to duplicate this work but to build on this and to fill in the gaps by 
focussing on a consistent approach to the following across the regions:   

· Demographic and economic trends and projections 

· A consistent approach to affordability 

· A fuller understanding the needs of specific market segments 
· Estimation of requirements in relation to market housing 

· Determining the type and size of housing required in each SHMA  
 

In examining these it will be important to set out data and indicators that can 
accurately reflect the diversity and complexity of market issues within Yorkshire 
and Humber including high and low demand and rural and urban areas. 

In developing a template and assembling data which can be analysed by 
housing market area it will be important to test the suitability and quality of the 
data available.   
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We have looked in Section 10 at ways of firming up the boundaries of the 
indicative areas identified by DTZ Pieda.  We have made recommendations in 
this section for a set of defined strategic housing market area boundaries to 
which data can be assigned.  We propose to assemble district level data based 
on the whole local authorities (or groupings of districts) set out in section ten.  
We will assemble data that is available at the sub-district level and map this to 
indicate markets and difference within and across these district boundaries. 

Two strategic housing market areas have been identified with the Steering 
Group as a template to pilot housing market assessments.  These will be 
Hambleton and Doncaster.  It is recognised that studies for just two areas 
cannot provide coverage of all the key housing issues and types of market to be 
found across the region.  However the proposed pilots provide contrasting 
urban and rural areas and encompass issues of market weakness as well as 
affordability. They will also provide a testing point for our proposed approach to 
market overlaps with adjacent areas; and as well as the need for the 
identification of more localised markets particularly within rural areas. 
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Annex One: HMAs and Adjacent 
Areas 
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HMAs and local authorities of particular importance  to consider for each.  

HMA Adjacent areas which will need particular considera tion 

Leeds Harrogate, Wakefield 

Bradford Leeds, Kirklees 

Calderdale Bradford, Kirklees 

Kirklees Calderdale, Wakefield, Barnsley 

Wakefield Leeds, Barnsley 

Sheffield and Rotherham Chesterfield, Rural Peak District, Doncaster, Barnsley 

Barnsley Doncaster, Sheffield, Rotherham 

Doncaster Sheffield, Rotherham, North Lincolnshire and NE Lincolnshire 

North Lincolnshire and North East 
Lincolnshire 

Rural Lincolnshire hinterland 

Hull and East Riding of Yorkshire York, Scarborough, North Lincolnshire and North East 
Lincolnshire 

York Leeds, Hull and East Riding, Ryedale, Hambleton, Selby 

Hambleton Darlington, Teeside, York 

Selby Leeds, York 

Ryedale York, Scarborough 

Harrogate Leeds, York 

Craven and Richmondshire Teesside, Cumbria, Leeds, Bradford 

Scarborough Teesside, East Riding 

 

It should be noted that the table is not bilateral: i.e., an 'area requiring attention' 
for Barnsley will not necessarily mean that Barnsley is an 'area requiring 
attention' for it. This relates to the 'direction' in which different housing markets 
face. 


