Improving the Residential Offer
in Leeds City Region:

Developing a Strategic Response to
the Challenges of Economic Growth

Appendix 3

leeds city region

intelligence driving growth

development programme



2. The Northern Way and the Leeds City Region

The Northern Way Growth Strategy published in September 2004 identified ten
investment priorities, including ‘creating truly sustainable communities’. The Northern
Way Steering Group noted that ‘Our economic success will depend in part upon whether
the North offers a wide choice of communities that are desirable places to live’ (Northern
Way Steering Group, 2004, p51). The overall objective of the Sustainable Communities
investment priority is ‘to secure for the Northern regions a policy and investment
framework that will deliver quality places and homes, thereby making the optimum
contribution to sustained economic growth’.

Leeds City Region can play a lead role in meeting this challenge. At its heart, it is the
locus of the one of the leading financial and legal centres in Europe, straddled to west by
a rapidly growing city undergoing a transformation from its significant but fading industrial
past and to the east by a city with a world renowned historic core and a burgeoning
knowledge economy. The financial and business sector alone is predicted to grow by 13
per cent in the next decade (Experian, 2005).

Dispersed across the city region are a series of distinctive towns with resonant histories
and, especially to the North and North west, an extremely attractive rural hinterland. The
city region also has a territorial coherence as a focus for growth that is more difficult to
discern in some other areas in the Northern Way. It is an area of contrasts but it is also
less polarised than, for example, the Manchester city-region, which has a more
pronounced north-south divide in housing market terms (Ecotec, 2006).

It may be risking a cliché to suggest that LCR crystallises all major national housing policy
issues within a single area — affordability, pressure on land supply, concerns about the
green belt, the impact of the new investor market, the future of student markets, the
preservation of our heritage built form, the problems of tenure and social segregation, the
impact of international in-migration, concerns about community cohesion, the need for
market restructuring and long-term public investment - but, cliché or not, it is difficult to
deny that they are all manifest within the boundaries of the city region.

But is the housing market up to the mark? What interventions are required over the next
ten years to meet the targets for growth? How can the ambitious economic development
agenda set out in the Northern Way be met? And how can any renewed prosperity for the
city region be shared by newcomers and existing residents alike?

It is helpful to begin from first principles. As the pace of demographic change, economic
opportunity and residential mobility quickens still further, the vital ingredients for any
successful housing market can be summarised as:

diversity — offering a sufficiently wide range of housing options (in terms of dwelling
design, size, type and location) to respond to growing cultural differentiation, shifting work
patterns and trends in household formation;

fluidity — in particular, achieving an optimum balance between housing outcomes offering
stability and security and those able to respond more quickly to rapid shifts in needs,
demands or preferences. In part this requires a responsive rented sector and sustainable
prospects for owner-occupation;



affordability — ensuring access is possible across a wide spectrum of values and that
affordable housing is not concentrated in particular parts of the sub-region , inhibiting
choice and the prospects for labour mobility;

quality — of both property and of place. This involves raising standards of stock condition,
housing and neighbourhood management and environmental quality, improved
communications and better schools, services and amenities.

The overall aim is therefore to produce a dynamic housing system, responding pro-
actively to social and economic changes, rather lagging behind in their wake. Before
considering possible measures to achieve this aim, the characteristics of the housing
markets in the constituent districts of the Leeds City Region will be briefly summarised.



3. An Overview of the Leeds City Region Housing Market

This is intended as an interpretive report rather than a statistical compendium, as there
are other sources which provide a picture of the housing market in the city region using a
range of housing-related data sources (eg CURS, 2006; LDY, 2006). However, it was
thought that it would be useful to reflect briefly on housing market trends, concentrating on
two key variables — property prices and measures of housing ‘affordability’ — not least
because affordability concerns were mentioned in every local authority housing strategy.
Table 1 overleaf shows how property prices have changed in each local authority area at
three points: the second quarters of 2000, 2003 and 2006 (which are the latest available
figures). These are classified by property type, as indicated in the Land Registry figures.

The figures in Table 1 show the wide range of prices across the city region, as one would
expect — from an average property price (2006) of £119Kk in Barnsley to £247k in
Harrogate. Four general ‘bands’ can be seen from the most recent data — with Harrogate
and Craven having the highest prices; York, Selby and Leeds as the next most expensive
areas; then a group comprising Bradford, Calderdale, Kirklees and Wakefield; and, in the
least expensive category for all property types, Barnsley.

Similar rankings emerge, in terms of which areas are most expensive and which are least
expensive over the three time periods, although there are some shifts. Thus Selby was
the seventh most expensive area of the ten for detached houses in 2000 and now it is the
fifth most expensive. York was the fifth most expensive area for detached properties in
2000 and now it is the third most expensive. Craven was the second most expensive
area for semi-detached properties in 2000 and now it is the most expensive. There is very
little change in the respective ranking for terraced property prices.

The figures also show a marginal ‘narrowing’ of the spectrum of prices in relative, but not
in absolute, terms. Terraced properties in Barnsley, for example, have increased in price
by 188% over the six years, while detached properties in Harrogate have ‘only’ increased
by 120% in the same period. Taking the average price for all properties, the price
differential between the most expensive (Harrogate) and least expensive (Barnsley) areas
has reduced slightly from 2.12:1 to 2.07: 1. In absolute terms of course, the difference
has increased — from a £61.3k difference in 2000 to a £128k difference in 2006.

Bald figures and snapshots at different times may fail to capture relative change,
according to different moments in the housing market cycle, when price differences are
either stretching or narrowing. Some indication of different trends is therefore given in
Table 2.



Table 1 Changing Property Prices by Local Authority area in the Leeds City Region
2000 (April- June) to 2006 (April- June)

Local Detached Semi Terraced Flat/maisonette ALL
Authority (Ek) (Ek) (Ek) (3k) (Ek)
2000 Q2 90.7 43.3 29.9 54.8
Barnsley 2003 Q2 137.0 65.5 44.1 75.5
2006 Q2 193.6 109.0 86.1 109.0 119.0
2000 Q2 123.0 58.9 39.4 55.6 62.0
Bradford 2003 Q2 182.9 82.5 52.4 82.1 81.2
2006 Q2 232.8 130.6 102.5 126.6 130.2
2000 Q2 126.4 59.5 41.1 46.3 58.5
Calderdale | 2003 Q2 189.3 93.2 58.4 89.3 89.4
2006 Q2 232.8 151.5 104.8 124.5 136.2
2000 Q2 151.6 80.8 57.8 86.5
Craven 2003 Q2 255.2 130.4 102.1 146.0
2006 Q2 342.7 221.4 154.5 215.8
2000 Q2 170.4 97.7 84.2 83.3 116.1
Harrogate 2003 Q2 288.2 164.4 143.4 131.7 183.4
2006 Q2 375.7 215.8 188.4 175.2 247.0
2000 Q2 103.0 55.6 40.6 441 63.0
Kirklees 2003 Q2 181.6 90.4 60.7 83.8 95.0
2006 Q2 236.8 138.2 108.4 115.4 143.1
2000 Q2 127.9 68.0 52.1 69.8 74.9
Leeds 2003 Q2 221.8 116.2 85.2 125.9 119.5
2006 Q2 277.7 153.2 121.6 146.6 158.0
2000 Q2 109.8 60.8 54.4 80.5
Selby 2003 Q2 194.7 105.2 97.6 135.3
2006 Q2 252.4 141.3 136.5 183.7
2000 Q2 97.4 53.9 37.3 36.1 62.1
Wakefield 2003 Q2 157.6 89.5 65.9 89.1 95.6
2006 Q2 223.7 128.3 101.3 110.4 140.1
2000 Q2 123.8 74.6 71.0 82.3 85.7
York 2003 Q2 203.0 133.8 131.2 129.0 145.4
2006 Q2 284.7 173.3 171.6 142.5 191.2

NB Figures rounded and excluded if number of transactions under 30

Source: Land Registry




Table 2 Rate of Property Price Changes (all properties) by Local Authority in the Leeds City Region
2000- 2006; 2000- 2003; 2003- 2006 (Q2) and 2005-6 (Q1)

2000-2006 2000-2003 (A) | 2003- 2006 (B) (B-A) 2005-6 (Q1)
(% increase) (% increase) (% increase)
@ @) ®3) “4) ®)
Barnsley 117% 38% 58% +20% 1.9%
Bradford 110% 31% 52% +21% 10.7%
Calderdale 133% 53% 52% -1% 1.5%
Craven 149% 69% 48% -21% 3.6%
Harrogate 112% 58% 35% -23% 5.7%
Kirklees 127% 51% 51% - 7.6%
Leeds 111% 59% 32% -27% 6.2%
Selby 128% 68% 36% - 32% 8.3%
Wakefield 126% 54% 46% - 8% 2.3%
York 123% 70% 31% -39% 4.7%

Source: Land Registry; LDY (2006)

The figures in Table 2 are for all properties in each local authority area. They show that
relative increases have been greatest between 2000 and 2006 in Craven, followed by
Calderdale. It may seem surprising that relative increases have been greater in Selby,
Wakefield and Kirklees than in York Harrogate and Leeds. In the case of Wakefield and
Kirklees, this is largely due to the ‘lag’ effect of price increases, notably in 2004 and 2005.
The trend of increasing prices has not eased as much in Selby as in York, as it has
possibly experienced continuing displacement effects from the city, as well as from Leeds.

The second column in Table 2 shows how much sharper the rate of price increase was in
York, Selby and Craven in the period from 2000-2003 than elsewhere in the city region,
while increases were least in Barnsley and Bradford. The position is reversed in the past
three years — Barnsley and Bradford have had the largest increase in relative property
prices and York and Leeds the lowest (column 3). The difference between these two
three year periods is shown in column 4, which also shows that the ‘mid range’ areas of
Kirklees and Calderdale have experienced similar rates of price increase in both of these
periods. The fifth column in Table 2 shows a very sharp price increase in Bradford,
possibly reflecting greater investor interest and more speculative activity, particularly in
the terraced market, and some re-assertion of the upward price trend in Selby, Leeds,
Harrogate and, to a lesser extent, in York.



Of course trends in property prices at any geographical level do not tell us anything about
their affordability. If income growth is out-stripping property price increases, then
properties are become relatively ‘cheaper’ despite higher absolute prices at the point of
transaction. The definition of housing ‘affordability’ has become something of an art form
in itself in recent years, reflecting the degree of political as well as policy importance
accorded to changes in households’ ability to access owner-occupation at different price
levels and at different stages in their life cycle. This report refers to Steve Wilcox’s work
for the Joseph Rowntree Foundation, as this represents perhaps the most developed and
widely respected approach towards affordability, at least for a particular segment of the
housing market. Different working assumptions and different methods may well, of course,
give a different picture across the City Region.

Wilcox uses findings from the Survey of Mortgage Lenders rather than Land Registry as
this classifies according to property size rather than type. Wilcox explores the relationship
between the key home owning entry group, working households aged between 20-39, and
the property prices of 2 and 3 bedroomed properties. It is therefore only a partial picture,
but one focused on access to home ownership which is what triggers much of the public
anxiety about, and policy treatment of, affordability. Property prices have conventionally
been seen as ‘affordable’ if they are around 3-3.5 times household income. According to
this admittedly fairly blunt tool, Table 3 shows that, in 2004, half the areas in the city
region were within this band (Barnsley, Calderdale, Kirklees, Selby and Wakefield) and
half had a price to income ratio higher than 3.5 (Bradford, Craven, Harrogate, Leeds and
York). This indicator shows most clearly the ‘golden triangle’ effect, though the shape
would have to take a detour through Bradford, where the issue of affordability concerns
low absolute incomes rather than high absolute prices.

Wilcox’s figures relate to 2004 and therefore will not capture more recent market trends.
However, | have had sight of the figures for 2005 which are due to be published shortly by
the Joseph Rowntree Foundation. | am not able to disclose the figures prior to publication,
but it is possible to note some of the key changes at this stage. The areas where the ratio
had increased most sharply (in relative terms) during the twelve months are Craven

(which is now higher than Harrogate) and Calderdale, followed by Wakefield and Barnsley.
The ratio had increased least in Selby, Bradford and York. Most strikingly all ten areas in
the city region had a price-to- income ratio equal to, or higher than 3.5. Affordability, at
least according to the Wilcox gauge, is now a city region problem par excellence.

Table 3 House Price to Income Ratios by Local Authorities in Leeds City Region (2004 figures)

Working h/holds Av earnings Av property prices Price to income ratio
Barnsley 22,440 274 102.3 3.08
Bradford 45,037 26.6 96.8 3.64
Calderdale 18,324 32.1 107.5 3.35
Craven 4,156 32.8 141.6 4.31
Harrogate 16,131 37.1 168.2 4.54
Kirklees 41,866 30.4 104.2 3.43
Leeds 79,307 32.3 122.1 3.78
Selby 7,275 38.2 125.9 3.30
Wakefield 33,986 30 96.8 3.22
York 19,106 33.7 152.7 4.53
Yorks +H 3.59
England 4.20

Source: Wilcox (2005)




Table 4 below shows how the size of what Wilcox terms the ‘intermediate housing market’
varies across the local authorities in the City Region. There are two definitions of the
intermediate housing market (IHM) (Wilcox, 2005). The ‘broad’ definition is the proportion
of working households (aged 20-39) unable to purchase at lower quartile house prices for
a two or three bedroomed dwelling. It assumes a maximum mortgage of 3.75 times
household income for working households with a single adult earner and 3.25 times
household income for households with two (or more) earners. It also assumes an 18 per
cent deposit, based on the average level of deposit among first time buyers in 2003. The
broad definition of IHM also includes those working households who are unable to meet a
social housing rent without recourse to housing benefit.

The ‘narrow’ IHM includes only those households who can afford to pay social housing
rent without recourse to housing benefit but cannot purchase at the lowest decile prices
for two- and three- bedroomed dwellings — hence their ‘intermediate’ position between
social renting and owning. As Wilcox points out, this is a ‘needs-based’ rather than a
‘demand-based’ approach. There may be a demand for intermediate housing in order to
obtain larger or better quality dwellings or to live in more expensive neighbourhoods than
could otherwise be afforded. But these definitions concentrate on access to ‘minimum’
price levels alone, regardless of context.

Table 4 shows that the ‘narrow’ IHM covers a third of working households in Harrogate
and York and a fifth in Craven. It is these areas where one might anticipate continuing
future displacement of demand to neighbouring areas. Only 5.6 per cent of working
households in both Barnsley and Bradford fall into this category.

Table 4 Intermediate housing markets — ‘narrow’ and broad’ definitions — by Local Authorities in Leeds
City Region, 2004 figures

Narrow IHM Broad IHM
Barnsley 5.6 20.3
Bradford 5.6 25.9
Calderdale 6.9 25.9
Craven 20.0 33.8
Harrogate 34.9 54.2
Kirklees 10.8 334
Leeds 11.9 33.2
Selby 16.7 32.8
Wakefield 9.6 25.4
York 33.2 52.7
Yorks and Humber 10.8 30.1
England 235 43.3

Once the ‘broad’ definition is factored in, over half of working households in Harrogate and
York are covered, and over a third in every other local authority areas apart form Barnsley.
The increase in the proportion of households with affordability problems on this definition

is partly accounted for by the fact that 10.6 per cent of working households in Bradford,
11.6 per cent in Calderdale, 14.6 per cent in Leeds and fully 15.4 per cent in Kirklees are
in the category where they cannot afford a social housing rent without housing benefit
support. Though separate figures are not available, it is not a coincidence that these local
authorities also have relatively high representations of minority ethnic communities, often
living in pressurised local markets.



The figures on the IHM for 2005 will be published shortly by the Joseph Rowntree
Foundation. They will show that the proportion of households in both the narrow and the
broad IHMs has increased in all local authorities compared to the figures in Table 4. The
increased proportion in the narrow IHM is most marked in Craven, followed by Wakefield
and Calderdale. The increase in proportion of working households covered by the broad
IHM is greatest in Craven and Calderdale, followed by Wakefield and then Barnsley.

The very fact that the groupings of local authorities within the City Region vary according
to different approaches testifies to the difficulties of producing neat classifications,
according to a single indicator or set of indicators. In this case, the affordability issues
arising from the IHM approach probably suggest quite distinct market processes at work.
The high figures for Craven (and before that, Harrogate) represent the acute difficulties for
first time buyers, especially when they are in increased competition with more mature
households who will on average have accrued more assets to gain access to these
popular markets. The rural areas of Calderdale are experiencing similar market pressures,
especially in the past two years. The trends in Wakefield are partly shaped by the
continuing 'ripple out' effects from the Leeds market, while Barnsley has become a new
site for investors, albeit still on a relatively small scale, as well as being the last of the local
authorities in the city region to ‘catch up’ on the demand pressures originating earlier in
the decade.



4. Housing Strategies at the District Level

This brief summary of district-level trends and strategies within the City Region has
focused on the housing market implications of demographic and household change as the
most relevant contribution to an understanding of how future economic growth may impact
on the area. The key issues for each district have been derived from a synthesis of local
and regional housing and spatial strategies, as well as discrete research studies.
Projections of household growth at district level have then been brought together to
highlight a number of emerging themes for the Leeds City Region as a whole.

Barnsley

In the past two years Barnsley has experienced rapidly increasing house prices, bringing
issues of affordability to the fore and subsequently increasing demand for social rented
stock. In 2004, 25.8% of the local authority stock was classified as being in ‘low demand’,
the highest in the city region and well in excess of the national average of 13%, but this
figure will have fallen subsequently. The continued loss of council properties through the
'right to buy' has further intensified pressure on the remaining social housing stock. The
impact of measures to achieve the Decent Homes Standard in the social housing stock
has also increased its popularity as an option for younger households. There are signs of
a ‘city centre apartment’ market developing and there is growing investor interest in buy to
let.

The recent and projected future increase in population, coupled with smaller average
household sizes, has resulted in more properties coming on to the market, although there
are significant gaps at the lower value end. Such gaps are illustrated by the fact that, in
the midst of growing prosperity overall in the borough, a higher than average proportion of
households are living on less than £300 a week (notably in Dearne, the north east and the
south east of the borough). The quality of the stock, especially in ex British Coal
properties and in low value owner-occupied dwellings, is often very poor. Affordability is
emerging as a key issue, not least as there are few affordable options elsewhere in areas
adjacent to the borough. Alongside pockets of low demand and market fragility are areas
experiencing demand pressures, in Penistone, Barnsley West and Barnsley Central.

The future increase in population envisaged for Barnsley over the next fifteen years will
mainly comprise older person households, single households, and multi person
households. In-migration, from other districts in South Yorkshire (especially Sheffield) is,
and will continue to be, a significant source of population increase. The LDY analysis of
the city region housing market classified the range of properties in the Barnsley area as
‘good’, and the quality and value for money as ‘mixed’

Bradford

The demographic profile of Bradford is changing rapidly. There is an ageing population
but also a large increase in dependent children aged 0-4, and a growth in Asian
households which is expected to continue. These are primarily larger households who
find it difficult to gain access to appropriately sized dwellings.

There is an urban/rural divide in Bradford in terms of property prices, with very high values
in peripheral areas and low value properties in the inner city and in central Keighley.
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There has been both increased demand for both social housing and owner-occupation in
recent years, though some of the larger social housing estates remain unpopular,
especially with households from minority ethnic backgrounds. The choice-based lettings
system, the pressures on access in other tenures, and new investment in neighbourhoods
and dwellings have increased bids in many previously unpopular estates, such as
Butttershaw.

In terms of provision, there are increasing pressures on the affordable housing stock
within the district, with considerable local variations. The price of terraced property in the
city centre has increased sharply in the past year, partly as a result of investor interest,
and reinforced by indigenous household growth pressures.

Among minority ethnic communities there are acute affordability problems in gaining
access to larger private sector properties, which are necessary to avoid chronic
overcrowding. There is a dearth of such properties in the social sector, as elsewhere.

A study of property prices at the locality level between 2002 and 2005 showed that, when
comparing mean property price for the lower quartile, 41 areas — out of 61 localities
altogether - are more unaffordable than the district average. This indicates potential
widespread affordability problems for the cheapest forms of housing, when compared with
the district overall. In terms of housing costs across tenures, between 2001/2 and 2004/5
there was a 105%: increases in costs at the lower quartile of property price costs, 67%
increase at the mean level of price costs, a 25% increase in privately sector rents and a
5% decrease in housing association rents.

At the higher end of the market, there is rising demand from families from neighbouring
districts wishing to move to rural parts of the district or into the city centre, where prices
are extremely competitive in comparison to places such as Leeds. As a result of such
trends, city centre living is a growing market in Bradford but has been accompanied by a
'flight of the affluent’' from inner city to peripheral areas, particularly among families. The
recent comprehensive review, The State of Housing Across the Bradford District noted
that the flat market was still volatile, reflecting its relative immaturity. Bradford city centre
is therefore witnessing both growth and fragility, in neighbourhoods being artificially
sustained by the lack of opportunities for minority ethnic communities to move elsewhere
in the city.

The LDY analysis of the city region’s ‘residential offer’ scored Bradford as ‘mixed’ in terms
of range and value for money, and negatively in terms of ‘quality’.

Calderdale

Calderdale has experienced a very sharp increase in house prices in the past two years,
especially in Todmorden, Upper Valley and Hebden Bridge. This has led to a shortage of
affordable housing for local residents and pressures on the supply of land for residential
development.

Migration is a major factor affecting the housing market. Approximately 80 per cent of the
change between mid-2001 to mid-2002 resulted from net migration, the majority of which
was intra-regional and among middle-aged groups. External demand for housing has
been highlighted by the local authority as the predominant shaper of the market in the
more popular areas. The largest proportions of recent in-migrants to the borough are
currently living in Brighouse (16.4%), Hebden Royd (15.6%) and Ryburn (12.8%).
However, overall there are lower rates of in-migration than in other parts of the City
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Region and in 2000-2001 more people migrated out of Calderdale than migrated in,
leaving a negative balance.

In terms of new communities, Todmorden has been a reception area for economic in-
migrants coming to work in the district since 2004. There is anecdotal evidence to
suggest that they are replacing ‘local’ tenants in the lower value private rented sector.
Research has also suggested that the scale of housing need among young people has
increased significantly during recent years and especially since the transfer of housing
from Calderdale Council to Pennine Housing 2000. Young people face major problems in
securing suitable housing, especially in relation to availability, size, quality and
affordability of suitable accommodation. An investor-led ‘apartment’ sector is developing,
but it is claimed that many of the new units remain vacant on completion. There is a
pressing need for quality family accommodation across the district.

In Halifax town itself, there is a lack of larger properties as next stage accommodation for
growing households. The quality of much of the older residential property in
neighbourhoods adjacent to Halifax town centre is also poor and several neighbourhoods
are experiencing growing problems of overcrowding. This is especially the case in areas
with a relatively high proportion of households from minority ethnic communities. The
LDY study classified the quality of the residential offer as ‘negative’, the range as positive
and the value for money as ‘neutral;’ (LDY, 2006)

Craven

As the most rural district in the city region, it is not surprising to find that the age profile of
the population in Craven is skewed towards older people and the proportion of younger
age groups is lower than for the region and England as a whole. ODPM 2003-based
population projections to 2028 indicate the population is expected to increase by around
6,200 by 2028, with a dramatic increase in the number of residents aged 60 and over.
These figures are of course projections and do not take into account the effect of any
planning restraint policies on future growth. This reflects the continuing effect of the
‘retirement stream’ of 819 households moving into Craven over the past five years, mainly
from West Yorkshire and the North West. This trend is also reflected in the fact that
Craven is the only district in the City region where the proportion of single person
households (15.7%) is above the national average. 97 per cent of the population
described themselves as White British in the 2001 Census.

69 per cent of the households are owner-occupiers, 22 per cent in the private rented
sector and 9 per cent in social housing. As in many largely rural areas, there is a bi-polar
distribution of household income. 27.5 per cent of the population had a gross income of
less than £300 per week and 32.3 per cent received more than £700 per week.

The 2001 Census showed that net-in migration to Craven is principally from elsewhere in
Yorkshire and the Humber, the West Midlands and the North West. Migration flows to and
from elsewhere in the region (predominantly Bradford and, to a lesser extent, Leeds), and
to and from the North West have had the most impact. In-migrant households tend to
have higher incomes than the resident population, creating a two-tier market and
intensifying problems of housing affordability for local people. The two principal reasons
for moving into Calderdale were to move to a better area (23.4%) and to be closer to
work/new job (18.4%).
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There is evidence of out-migration of residents unable to access suitable accommodation
and an increased number of homeless people and those in housing need. Research by
the local authority identified over 1,600 people who have left Craven over the past five
years as there was no accommodation suitable for them. The local authority estimated in
2005 that there were nearly 800 households who were living in temporary accommodation
or were homeless or living in hostels. Research also provided evidence of the scale of
hidden homelessness in the district, especially in the more rural areas. Over 2,000
residents stayed temporarily with a household in the year to June 2005. .

The analysis by LDY classsifed the range of the ‘residential offer’ as ‘negative’ and the
value for money as ‘poor’, reflecting the recent price increases. It also described the
quality of the offer as ‘poor’, which is a more surprisng judgement and rather skewed by
the small overall number of properties lacking amenities in any of the districts.

Harrogate

The total population of Harrogate District is projected to grow from 147,000 in 1996 to
166,000 in 2021, representing an increase of 13 per cent. Part of this increase is
attributable to increased in-migration, particularly from Leeds and Bradford.
Unemployment is very low in the district and, for those who can afford current market
rates, it is a thriving area with many opportunities. However, this popularity is reflected in
both property prices and rent levels, so households on or below the average income for
the district are having increasing difficulty in finding homes they can afford.

The Harrogate Housing Needs Survey of 2000 found 2,305 households in housing need
and, once 'concealed’ households were included, this gave rise to an estimate of 5,000
households in housing need by 2005. This level of need, it was suggested, was spread
across the district, had altered little since 1995, and was prevalent among both single
person households and families with dependent children.

The 2000 Housing Needs Survey estimated that just over 25 per cent of the households in
the district were of pensionable age. A study undertaken by CURS estimated that,
between 1996 and 2021, there would be a 58 per cent increase in the 65 — 74 year age
group and a 30 per cent increase in those aged 75 or over. Only 0.9% of all households
in the district are from minority ethnic communities.

The LDY analysis classifed the range of the residential offer in Harrogate as ‘negative’,
the quality as ‘neutral’ and the value for money as ‘poor’.

Kirklees

There has been a ‘two tier’ housing market in Kirklees for some time, but the contrasts
have intensified in recent years. One market includes desirable areas with rising house
prices, in south Huddersfield and outlying rural areas. The other encompasses lower
demand areas, which exist across all tenures in different parts of the district. There are an
increasing number of older people in Kirklees and a decrease in the proportion of younger
residents, although this is partly counterbalanced by higher rates of household formation
among many minority ethnic communities. There is a rising number of older owner
occupiers (over the age of 55), and of the elderly (over 75).

The growth of minority ethnic households (especially among south Asian communities)
has placed maore pressure on the housing markets in Birkby, Crosland Moor, Dewsbury,
13



Ravensthorpe and Batley. There is growing evidence of overcrowding and a need for
larger family housing but it is difficult to gauge the degree of ‘suppressed’ demand: that is,
‘concealed’ households in larger groupings, especially among younger age cohorts, who
might wish to form their own households if viable options were within financial and
geographical reach. At the same time, some of the fragile markets close to Huddersfield
town centre and in Thornhill and south Dewsbury are being sustained by the financial
constraints facing minority ethnic communities from moving elsewhere, possibly
buttressed by the perception of adjacent areas as unwelcoming.

Research for the local authority has indicated that applications for social housing from
minority ethnic communities are double the rate of re-housing offers, thereby generating
an ever increasing waiting list. The number of older people from minority ethnic groups
requiring special accommodation is expected to increase in the coming years, but the
nature and scale of this demand is difficult to gauge accurately, as the response of their
children to meeting their needs for support will become more significant.

International in-migrants to Kirklees have traditionally been from south Asian countries,
but there have been increasing numbers of households from the EU accession states
since 2004. The majority of asylum seekers and refugees placed in Kirklees since
dispersal began in 2000 are men on their own aged between 19 and 35 years, although
the number of families arriving is how increasing and more female asylum seekers are
now being dispersed. This demographic trend has implications for the future character of
housing provision in Kirklees, for both asylum seekers and those given leave to remain.

There have been pockets of falling house prices in some parts of the district, though the
phenomenon is highly localised. It would include parts of Dewsbury West, Deighton,
Batley, Thornhill, Thornton Lodge and Birkby. There is evidence of in-migration to the
towns in the east and north of Kirklees, because of lower housing costs, and many
economically active members of these households are commuting to other parts of the
city region, aided by accessible (if overcrowded) transport links. However, this demand
may price out local residents, both in terms of access to entry level owner-occupation and
private sector rents. The intermediate housing market is still in its infancy in the district.
Increasing student housing demand in Huddersfield is adding further pressure to the local
private rented sector, with some concerns that standards of accommodation and
management, especially of the smaller Victorian properties, needs to be improved. As in
other parts of the city region, the lack of affordable housing and the growing pressures on
the social housing stock are the two key trends.

Leeds

A 'three speed' housing market has emerged in Leeds. The more affluent parts of the city
are experiencing buoyant demand and, in some cases, are ‘overheating’ housing markets,
displacing potential demand to adjacent areas. Recently the growing barriers of
affordability in these areas have extended the residential search patterns of households
so that previously sluggish markets have started to pick up. The third sector involves
those most disadvantaged neighbourhoods, which tend to have a lower proportion of
owner-occupiers and where property conditions and neighbourhood quality are often very
poor, and where local housing markets remain frail despite the recent upturn in prices.
The proportion of unfit properties in Leeds is high, at about 10 per cent, and these
dwellings are concentrated in the lower value private rented sector.
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The city centre buy-to-let ‘investor market’ in Leeds has grown exponentially in recent
years, with a preponderance of one bedroomed apartments. This operates as a discrete
sub-market in the city, as much a response to corporate asset and risk management
programmes as much as perceived housing ‘demand’. This rather uni-dimensional
market may lead to problems of ‘succession’ as current households seek larger properties,
or wish to move from flats to houses elsewhere in the city. There are also increasing
concerns about a possible over-supply of such properties in the city centre, with a further
14,000 units either under construction or in the planning pipeline (Unsworth, 2006). It has
acted as a magnet for household growth and repopulated the city centre, to give it added
vibrancy in terms of business, leisure, retail and residence. However, one should observe
the cautionary note sounded by the Leeds Initiative (2004) in the Vision for Leeds 2004-
2010 that ‘the jobs and wealth in the city centre are not spreading to neighbouring
communities and the region quickly enough’

Recently, the prices of terraced houses in the city have increased rapidly, due to the
combined pressure of growing demand from in-migration and unaffordable provision
elsewhere. The buy-to-let sector has spread to include existing dwellings as well as new
apartment block developments. Nevertheless, the overall trend of mobility over the past
ten years has been out of the ‘inner urban’ ring to the suburbs and from the suburbs to
outer ‘semi-rural’ areas on the fringe of the city, as more households aspire to the ‘village
in the mind’ as an emblem of residential status. To rehearse the estate agent’s mantra,
location is how the most important factor driving housing choices in Leeds.

The social rented sector in Leeds has declined substantially in recent years due to a
combination of the 'right to buy’, demolition and stock transfer. However, the attributes of
low demand — high vacancy rates, high turnover, small waiting lists — are less prevalent in
social housing than five years ago. Rising prices, delayed entry to owner occupation,
poor standards of management and poor conditions in some private rented areas and the
pressure of in-migration have all combined to increase demand for social housing.
Demand is particularly high in outer suburban areas and there is growing demand from
young people and households from minority ethnic communities (especially for properties
with four or more bedrooms).

Partly in response to rising house prices, the number of households renting privately has
increased significantly in the past few years and this trend is expected to continue. The
private rented sector is highly diversified, incorporating students, executive renting, lower
cost in older housing areas and rent-to-buy. Beeston Hill is a key area at the lower value
end of the sector. There is an over-representation of minority ethnic households in some
areas of housing risk and it has been suggested that only ‘internal’ demand from these
communities is preventing further decline.

Demographically, Leeds has an ageing population in line with national trends and this is a
phenomenon which will have an ongoing impact on the housing market in most parts
outside the city centre. However, this balance may begin to change if relatively high rates
of in-migration continue. The CURS study (described later), for example, noted that
international in-migration in 2000/01 represented 20 per cent of all in-migration in Leeds
(compared to 1 per cent nationally).

There are also increasing demands from people with disabilities for independent living
which may be linked to the changing age profile. A more difficult demand to predict is for
sheltered or supported housing among elderly households from minority ethnic
communities.
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Selby

Property prices in the Selby District are lower than the national average but above the
regional average. The Housing Strategy has estimated that there is currently a shortfall of
affordable housing of around 294 units per annum. This shortfall includes all property
sizes but is most acute for one and two bedroomed dwellings. There is a shortage of
owner-occupied housing and signs of a surplus in the private rented sector. The District
Council has suggested that, in terms of developing an immediate response to housing
need, the social rented sector must play a key role.

The ageing population is an important component of housing demand in the district. 22
per cent of households in the borough contain older persons only, and a further 7 per cent
contain a mix of both older and non-older persons. An increasing proportion of older
person-only households comprise only one person, with direct implications for future
caring patterns. Although the majority of these households live in the private sector, 43
per cent of all local authority accommodation is occupied by older persons only. This may
have an impact on the future profile of supply in the rented sector and for the demand for
sheltered housing and adaptations.

In the 2001 Census, only a very small proportion of households in the Selby District (0.7%)
were from minority ethnic communities.

Wakefield

Recent years have witnessed a major upturn in the Wakefield economy and regeneration
programmes have made a significant impact in some of the more deprived
neighbourhoods. Nevertheless, some parts of the borough have lagged behind this trend
and many areas most affected by industrial decline, as in some of the former coalfield
villages, are still experiencing pockets of very low demand.

The majority of the households in Wakefield are white British, with a few minority ethnic
communities, of which the largest is Pakistani. There are also small Indian, Bangladeshi,
Chinese and Afro-Caribbean communities. The majority of minority ethnic residents
reside in the city of Wakefield, mainly in the east and south. There is a lack of suitable
accommodation for many of these households in, or adjacent to, established areas of
settlement.

There has been an increase in the number of asylum seekers and refugees in Wakefield
in recent years. The Wakefield Asylum Team (contracted with the Home Office as part of
their dispersal programme) has accepted asylum seekers on the basis of language
clusters and as a result the predominant nationalities in the area are Kurdish, Iraqi, Iranian
Albanian and Kosovan. There is also an increase in members of gypsy and travellers
communities in the area. As elsewhere in the city region, the provision of facilities for
gypsies and travellers is under increasing pressure, and the quality and range of
amenities and sites is often inadequate.

Property price increases in the past two years has placed added pressure on social
housing for those unable to afford, or delaying entry into, owner-occupation. Housing
demand is highest in Wakefield centre, and the surrounding areas of Sandal, Walton,
Outwood and Stanley. It is lowest in the south east of the borough, and some properties
in the north and east of the district are also selling slowly, in areas such as Crofton,
Havercroft, Fitzwilliam, Altofts, Gawthorpe and Eastmoor. Ex-council properties are less
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popular and dwellings in former mining villages are in lower demand as well. Investment
in affordable starter homes is seen as a priority for the district, to reconcile the disparity
between local house prices and salaries.

The ‘other side’ of the housing market in the district caters for more affluent professional
groups. Wakefield’s proximity to Leeds has been important in attracting both businesses
and 'knowledge workers' as demand pressures have intensified in the city of Leeds. The
more affordable housing in Wakefield attracts commuters as an increasingly viable
alternative to the more expensive market in Leeds. Connectivity to the larger city is a key
factor affecting demand, and hence house prices. However, the commuting relationship is
not all one-way, with some evidence that '’knowledge workers' are choosing to work in
Wakefield and live in Leeds. New property developments, such as the Waterfront and
Westgate, are helping to support a professional services niche in the city of Wakefield and
there is potential for further ‘city living’ developments. However, higher priced properties
at the top end of the market are now taking longer to sell than two or three years ago.

York

York has benefited from sustained economic growth in recent years and this is
represented by positive quality of life indicators including low unemployment, an
expanding economic base and high educational achievement. The population of the York
district has increased, especially in terms of the proportion of single person households.
As seen in the previous section, dwelling prices have risen sharply and affordability is a
growing problem.

The 2001 Census showed 3,737 residents who described themselves as “white other
white” (as opposed to “white British” or “white Irish”). The York Housing Strategy report
states that "Anecdotally we know this group includes significant numbers of Polish and
Kurdish people but we currently lack more precise information on these communities
which could inform any housing priorities”. This is a regular refrain in terms of the lack of
knowledge about the impact of international (‘economic’) in-migration on housing market
dynamics.

In line with trends elsewhere, the number of residents aged over 75 is expected to rise by
8.1 per cent by 2011. By 2025 the number of residents aged over 85 is predicted to be 77
per cent above current levels. A 36 per cent increase in the number of older people with
dementia is expected over the next ten years with a further 30 per cent increase in the
following ten years. These rates are among the highest in the LCR. This raises issues
about future demand for supported housing provision and the trend of increasing home
ownership amongst older households must also be taken into account.

The pressures on land in and around the city are having consequences for the residential
built form. 66 per cent of the new homes completed between 2003 and 2005 were
apartments, and the buy to let market is growing for both students and higher earners.
Indeed, higher education students make up 11 per cent of York’s population. One issue
on the horizon concerns the impact of the proposal to increase the campus and capacity
of the University of York. While much of the housing demand stemming from this will fall
within the Selby district, the tight land supply in York city centre may mean that pressures
on the existing stock, and thus its affordability, will intensify still further, not least due to
the expansion of the student housing market.
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5. Housing Market Change and Economic Growth in the Leeds
City Region

5.1 The Drivers of Market Change

The trends outlined in the previous section illustrate the increasing gap between popular,
high value areas and unpopular, low value areas. There is also growing evidence of
increasing social and economic divisions in disadvantaged inner city and other low value
markets operating independently from “mainstream” markets operating in popular suburbs,
rural and commuter areas. Price indicators suggest that households in “commuter”
markets are increasingly looking eastwards to outer east and south east Leeds, parts of
the East Riding and Selby and westwards to the outer suburbs and the
Airedale/Wharfedale parts of the Bradford district to meet their housing aspirations. There
is also evidence of speculative investment in low value markets, which is inflating local
property prices, importing renewed mobility to already unstable areas, and potentially
undermining the delivery of regeneration or remodelling plans.

Greater household mobility and changes in housing choices and aspirations have
therefore created a complex web of contrasting high, low and changing demand patterns
across the city region. There is an acute and growing imbalance between housing
markets in parts of the city region — from highly pressured rural areas and well appointed
suburbs to some unpopular inner urban areas and an uncertain function for some long-
standing settlements, especially in the former coalfield areas.

Alongside the boom in house prices, there is growing evidence of an increase in the
demand for social housing as a result of changing community needs, such as housing
asylum seekers, or households seeking an alternative to home ownership. Waiting lists
have therefore risen substantially in most parts of the city region in recent years,
especially in Bradford, as a result of increasing demand from those minority ethnic
communities that tended to seek alternative housing tenures in the past. This has been
coupled with rising homelessness in recent years as affordable housing deficits and
increasing demand drive poorer groups out of the market. Where private sector housing
does cater for less affluent households it is often of a poor quality.

The growth of the ‘investor’ market in city centre apartments is a major shift in the
dynamics of the housing market — most obviously in Leeds, but increasingly in Bradford,
and with echoes of the same process elsewhere, in towns such as Wakefield and
Huddersfield. The prominence of the student market, in Leeds, Bradford, York and
Huddersfield, is important, although it is difficult to predict the trajectory of demand given a
cocktail of rising private sector rents and first time buyer property, other claims on the
income of their parents (in terms of pensions, for example) and the impact of tuition fees.

Inter-regional migration has become a more significant feature of demographic change in
the city region, with a net inflow of migrants. The other two main demographic drivers of
note are the increase in household formation among most established minority ethnic
communities and the ageing household profile, especially in the more rural parts of the
city region. The housing needs of this sector of the population are, however, extremely
heterogeneous, and it is difficult to translate demographic trends into likely future demand
for specialist accommodation for a mixture of financial, social and cultural reasons.
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5.2 The Impact of Economic Growth

A team from CURS at the University of Birmingham undertook an analysis of the likely
impact of different scenarios of economic growth on the housing market, based primarily
on the 2001 Census and recent revisions to household projections. It used the same
forecasts as applied in the reviews of the Regional Spatial Strategy and Regional
Economic Strategy. It suggested that future employment growth would highest in
Wakefield, Harrogate, Craven, Bradford and Leeds. If an extrapolation of trends over the
past five years were made, growth would be higher still in Leeds and York. The Selby
District was the 'leakiest' market in terms of the jobs/residence balance, with high rates of
commuting inflows and outflows. Leeds has low rate of outward but a high rate of inward
commuting and the City Region as a whole is a net receiver of commuting flows. Put
another way, some improvement in the ‘residential offer’ might enable the city region to
‘capture’ more of those who work in the area, bringing both economic benefits (in terms of
increased household expenditure) and environmental benefits (reduced commuting).

The CURS study noted that the social and economic fault lines between different parts of
the city region noted above were likely to grow without interventions to modify market
processes. Of the five growth areas in the city region earmarked in the Regional Spatial
Strategy it estimated that growth in Airedale might exceed expectations whereas growth
the south Dewsbury area would be less than anticipated. The effects of upwardly revised
projections were neutral overall in the other three areas. The key message of the study
was that economic growth in itself would not necessarily ‘uplift’ weaker housing markets
as demand pressures spread. Indeed these markets might deter potential investors
because of the poor quality of the ‘residential offer’. Furthermore, the growth in the
‘knowledge economy’ was likely to be concentrated to the north and east of Leeds and
affect housing markets which already have growing problems of access and affordability.
In tenure terms, future household demand would be concentrated in the owner-occupied
and private rented sectors. The social housing sector contains higher proportions of
economically inactive households and, especially, elderly households.

It is important to note that those migrating into the city region from outside will not all be
web-based design specialists or cutting edge cultural entrepreneurs. CURS estimated
that a quarter of the new jobs created in the city region will be in unskilled (mainly service
sector) occupations. The housing market consequences here will depend on the extent to
which these jobs will attract those already resident in the city region or act as a magnet to
economic in-migrants.

5.3 Fashioning a Response to Economic Change

The key element in the development of a quality residential offer for the Leeds City region
is to ensure that the housing market is fit for purpose for a steadily growing economy. At
the moment the city region experiences net commuting inflows. The ideal scenario is one
where the quality, diversity and affordability of the residential offer meets the needs of
those who are already economically active in the area and for those who might be
attracted into the area, providing a range of opportunities for newly forming households
and mixed residential environments for households at different stages in the life cycle and
with different levels of income. The central objectives of the city region housing strategy
should therefore be to:
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e ‘capture’ more of the economically active commuting into the city region to attract
them to live here. This strategy would offer both environmental (reduced
commuting) and economic (increased spending power) benefits;

e provide a diverse range of housing choice for households already resident in the
city region, so they can make appropriate decisions about where they want to live
as economic prospects, family circumstances, and locational priorities change
through the life course;

e anticipate the increased demand in the city region arising from indigenous
household growth, especially among those groups with a younger demographic
profile, and hence higher household formation rates in the future;

e provide appropriate housing opportunities for economic in-migrants from outside
the city region, both in terms of immediate ‘reception’ locales and in ‘next stop’
destinations once they have become more established in the area;

e exploit the opportunities provided by the five universities and other higher and
further education institutions, both in terms of providing sustainable student
housing markets and the in retaining graduates within the city region once they
have qualified

e revitalise and transform those neighbourhoods in the city region where social and
economic disadvantage is high, demand is low and where those who can leave,
while those who cannot are trapped.

In order to translate these aims into tangible interventions and priorities, it is valuable to

think in terms of key household groups and key sub-markets that will be the most exposed
to the pressures of economic change. This is explored in the following section.
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6. Changing Households, Changing Residential Patterns

There is no single ‘city region housing market'. It is more accurate to see the housing
system as a shifting mosaic of sub-markets, each expressing a complex interplay between
‘people’ and ‘place’, or *households’ and ‘residence’. A forward looking strategy should
focus attention on the dynamics of change, of new trends in economic circumstances,
social structures and cultural preferences. In an average residential area, on a year by
year basis around 90 per cent of households just stay put. They ask few questions, as it
were, of the housing system. They may have all manner of concerns about issues such
as mortgage costs, repairs, noisy neighbours, poor landlords and so on, but these are all
raised while they are in situ. Their immobility may also be the product of constraint rather
than choice — they cannot afford the house they want, they need to stay close to an ailing
relative, the children do not want to leave school etc. This is incipient mobility but it is not
capable, for whatever reason, of being expressed in terms of maintenance that arise on a
daily basis.

In terms of the growth ambitions of the Northern Way, therefore, the households who are
most crucial are those whose aspirations of circumstances are expressed in terms of
mobility — in other words their decisions and actions have spatial consequences. Their
activity will reveal most clearly those parts of the housing system that are under most
pressure, and where strategic responses may be most needed. In essence this is why so
much attention has been placed on household projections indicating the scale and type of
new sources of demand. It is also necessary, however, to go beyond anticipating demand
in terms of future household size, and focus on their economic, social and ‘cultural’
characteristics, to place alongside the residential offer open to them. The following
household types are significant here:

e Students: the impact of students on local housing markets has received most
coverage in terms of the balance between student and other households in the
Leeds 6 area, creating potential problems of affordability, overcrowding and poor
management in HMOs. But these pressures are evident to a lesser degree in
other parts of the city region, in Bradford, Huddersfield and York. Key future
trends here will be the impact of tuition fees, future participation rates in higher
education, the proportion of home-based students, and the continuing ability of
Northern universities to attract students from outside the region because of
cheaper housing and living costs. The extent to which universities are investing in
their own purpose- built accommodation to meet anticipated demand clearly has
direct ramifications for the ‘mainstream’ sector especially in private renting. The
recent trend of parents buying properties at the low value end for their children
during their life as undergraduates may prove difficult to sustain as the twin
pressures of increasing prices and other demands on parental assets begin to bite.

¢ Recent graduates: Northern regions suffer from net loss of ex-graduates as
many gravitate back to ‘the south’ to pursue careers, ideas and lifestyles. A
survey of graduates from Yorkshire universities three years after graduation
showed that 56% had remained in the region (compared to 70% in 2002), of whom
28% were based in West Yorkshire (quoted in LDY, 2006, p29) A key component
of the Northern Way strategy has been to increase graduate retention as their
involvement can be crucial in building new sectors of economic activity. In housing
terms it may be to offer an intermediate step between the overcrowded, variable
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quality student lets they have experienced (or endured), and the higher cost city
centre apartment flats. However, housing in itself may be a second order concern
in terms of their decision to stay or go, as wider ‘quality of place’ factors are often
more influential. The foundations of ‘knowledge economies’ - from Silicon Valley
onwards - have always placed the same kind of emphasis on ‘cultural’ attributes of
place as a means of attracting labour as manufacturing economies used to place
on access to primary raw materials.

‘New urbanists’ the repopulation of the city centres of many major cities in the
North has been one of the most striking trends in patterns of residential settlement
of the past fifteen years. These are predominantly young, childless households
attracted into, or remaining in, these locations due to a mixture of lifestyle,
accessibility and employment reasons. The refashioning of Manchester into
‘Madchester’ and the ‘gay village’ branding of the early 1990s has set the tone for
subsequent developments, although they have differed in their scale, emphasis
and their links to local cultural, professional and hi-tech servicing economies. The
key attribute of such groups is that economic motives behind mobility decisions are
often secondary to less easily defined ‘lifestyle’ reasons — the need to be close to
the ‘buzz’ that certain city centres are deemed to provide as well as to niche (and
rapidly changing) ‘leisure and pleasure’ markets.

‘New urbanists’ are hot an homogenous group. In a study of the Manchester city
centre as part of an ODPM New Horizons research project , Chris Allen and Sarah
Blandy (2004) distinguished between three groups: ‘cultural tourists’, buying into
the ‘scene’ for a short period as passive consumers rather than active shapers of it:
a kind of transit camp between student living and a more suburban (though still
culturally adroit) lifestyle; ‘alternative lifestylers’, who are more likely to stay with
the city centre scene for longer and who are often active in creating and adapting
the cultural scene around them; and lifestyle switchers, who decide to move into
the centre from suburban areas in mid-life, often after their own children have left
home, and who often have acquired substantial assets to maintain a high level of
‘cultural consumption’. Each of these groups tends to have different aspirations
and levels of income in terms of the city centre market.

Ex-regional national in-migrants This group are crucial to attempts by cities,
districts, and regions to ‘close the gap’ between rates of economic growth in the
north and the south of England. In-migration from outside the region is usually
prompted by job-related reasons, especially at the managerial and professional
levels. The more rural areas may also offer more affordable opportunities for the
retired, semi-retired or economically footloose (‘homeworkers’ of various kinds)
than equivalent areas in the south. Attention here often focused on the provision
of ‘executive homes’ in the market, though other infrastructural factors such as
transport and schools are often more significant in decisions to relocate.

International in-migrants The review of district housing strategies earlier
underlined the growing importance of economic in-migrating households,
especially from the EU accession states since 2004. Very little firm information is
available on the settlement patterns of this group, though they are registered at
their place of employment, and an analysis of data for the West Yorkshire part of
the city region shows, as one might expect, a concentration in town and city
central postcode districts. There are a number of questions to be considered
about this group. The first concerns the extent to which they will interact with
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existing households from their country of origin, for example, through churches
and cultural facilities, or whether they will settle in different neighbourhoods. The
second is the degree to which the nature of in-migration will be in the form of
single men, or whether multi-person households will be the norm as they club
together in order to overcome affordability barriers. A third issue is the extent to
which initial moves into the city region will be closely followed by ‘adjustment’
moves, possibly to smaller settlements outside the main ‘reception’ markets.

Established minority ethnic communities The proportion of households from
minority ethnic communities varies widely across the city region. In some parts of
Calderdale, Kirklees, Leeds and Bradford, the demographic profile of these groups
is producing high rates of household formation, and placing pressure on already
densely populated areas. It is important to recognise the diversity within and
among minority ethnic communities. The proportion of owner-occupiers is much
higher, for example, in Indian than in Bangladeshi communities, and settlement
patterns are becoming increasingly dispersed. One key factor is the degree to
which the emerging generation of ‘new’ households will base mobility decisions on
rather different criteria to their parents. Some research in Birmingham among the
south Asian community (Bains,2006) for example suggests that younger people
are as interested in living in or near to vibrant city and town centres as being close
to culturally specific facilities and amenities.

Family Builders The general attributes favoured by this group tend to be relative
affordability with a ‘market town’ feel which is fairly uncongested and self-
contained, or a more traditional suburban offer of two and three-bedroomed
houses (Llewellyn Davies, 2006). There is growing pressure on the more popular
suburbs in Leeds in areas such as Harehills and upper Headingley and towards
the periphery of the city region. Towns such as Hebden Bridge and, more recently,
Todmorden, have witnessed rapid increases in prices as its cultural niche has
been enhanced, and given its judicious position equidistant from Manchester and
Leeds . Given the emphasis on one bedroomed flats in the city centre apartment
market in Leeds (Unsworth, 2006), next stage accommodation for these household
is likely to be in growing demand, as it cannot be catered for within that sector.

Empty nesters Much of the pressure on the rural and semi-rural parts of the city
region stems from those leaving or about to leave the labour market and cashing
in or transferring their assets to seek other residential opportunities in less
urbanised locations. They may be in competition in the more remote rural areas
with second home owners from both within and outside the city region. Both these
groups will intensify problems of affordability for emerging households indigenous
to more rural areas. The future demand trajectory for this group is likely to be
affected by their response to other claims on their assets, for supporting children
through higher education or in assisting access to home ownership, or in making
provision for their own old age, although research by Rowlandson and her
colleagues at the University of Bristol suggests that one can overestimate the
economic altruism of this group, where many might be tempted to carry on
spending regardless, as Skiers: spending their kids’ inheritance.

The asset- and income-poor As the rate of those households who have been
owner-occupiers at some stage in the life cycle increases, the gap between that
group and those who have rented property throughout their life grows ever starker,
especially as the government is espousing more personalised models of asset-
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based welfare as a means of supplementing public expenditure support. These
households live in less popular social housing estates and in the twilight zone of
the private rented sector, in terms of stock quality and management and repair
standards. They are most vulnerable to market fragility (because of the elderly
demographic profile and lack of replacement households, creating a further loss in
demand in the neighbourhood), have least leverage in the housing system to seek
other options and are most likely to be displaced into ever more concentrated
geographical zones if affordability problems increase and bring pressure on
previously low value areas. The risk is that this group becomes increasingly
‘detached’ from the rest of the market unless specific measures are taken to
‘reconnect’ them.

In terms of the ‘place’ offer in the city region it is possible to identify distinctive sub-
markets, not in geographical terms (as in the current work being undertaken by DTZ for
the city region — ie determining the geographical boundaries where one market stops and
another starts ) but in functional or trend-based terms. The following market types may
therefore be discerned:

Overheating markets: while there is growing evidence of affordability problems in
many parts of the city region, pressure is most intense in the outlying rural areas,
especially in Craven and Harrogate, in the distinctive parts of York city centre and,
at the lower value end, in areas of established settlement among minority ethnic
communities where indigenous household growth is creating ‘pressure cooker’
markets in some neighbourhoods. This may be further stimulated by the growth in
economic in-migrants in parts of the city region.

City centre investor market: the rapid growth of this sector in the past five years
shows some signs of slowing down in Leeds, with increasing activity in other cities
and towns in the area, albeit on a much smaller scale. The difficulty with the
growth of this market in planning terms is that it does not necessarily reflect
‘demand’ as such so much as trends in capital markets, and the performance of
different financial sectors. What is on offer may articulate poorly with demand
pressures, especially in the medium term and, while there are few signs of yet of
any moves to disinvest, any change in market fortunes of such property would
have dislocating effects well beyond the city centre itself.

One-dimensional markets. At either end of the value range, the city region is
witnessing the growth of the socially, economically and demographically ‘unmixed
‘neighbourhoods. While residential segmentation has long been a fact of life in
most areas, there are growing signs that the edges are getting sharper, whether
through the creation of ‘gated communities’ for the affluent or the intensification of
residualised markets, especially in towns and villages that have not been able to
renew their purpose, having lost their original rationale in the post-industrial age.
These processes are clearly at odds with the government’s ambitions to create
mixed sustainable communities, but evidence from other countries suggests that
market actors do not obey such edicts without a fairly vigorous mix of positive and
negative sanctions to back them up.

Weaker demand markets These are more mixed areas, at least in terms of
tenure and household characteristics, but where demand is most susceptible to
overall market conditions and economic trends. They are ‘marginal’ markets
where the residential offer is translated directly in terms of affordability ratios — that
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is, where ‘quality of place’ factors figure low as a priority compared to the need to
just get a foot on the ladder or, if renting, to pause before accumulating the
resources necessary to enter home ownership.

Suburban markets Inner suburban markets may be subject to changes as
offering opportunities as follow-on accommodation for those city centre dwellers
moving into the family builder stage, but this will only apply to parts of the inner
urban ring. As Duncan Maclennan, among others, has pointed out, the neat
formulations of the concentric ‘doughnut’ city in the inter-war urban studies are
less applicable in the 21 century than that of a ‘fruitcake’ in which the juiciest
parts are distributed in a non-uniform way across the piece. Non-housing factors,
especially the quality of schooling, are vital to understanding differing levels of
demand here. The quality of outer suburban markets can be critical in attracting
middle-ranking professional and managerial households into the city region, where
the balance between accessibility to place of employment and being within reach
of the countryside is often an important equation shaping patterns of residential
settlement. Connectivity is therefore an important attribute here.

‘Quality of place’ markets These markets are the most elusive to define, though
one might refer to them as places with ‘character’. Just as the moves to some
suburban and semi-rural locations may be prompted by notions of the ‘village in
the mind’, these locations are guided by a ‘sense of history in the mind’ — this is
essence of the Urban Splash approach, in working with the grain of the historic
built form while transforming the lifestyle attributes associated with it. The places
which might prosper most are usually those which have not been at the forefront of
past economic change — they have escaped many of the consequences of
modernist improvement programmes. It is also not always the most obvious
‘historic’ areas, as perceived by the tourist industry — places such as York or
Haworth, for example. Parts of Bradford, Spen Valley, Airedale, Pontefract and
Halifax town centre, for example, have built form characteristics that are amenable
to transformation as residential areas: especially where there is stone construction,
to contrast with ubiquitous, and homogenous, brick-built forms elsewhere.
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7. Intervening at the City Region Scale

This account has focused on those economic, demographic and social changes attendant
on the ambitions for growth in the Leeds City Region. It suggests that the foundations of
the strategy should be to

o explicitly recognise the growth agenda for the City Region and see how ‘growth
area’ concepts developed for the south and Midlands can be applied in the Leeds
CR, especially in terms of improving infrastructural support in order to
accommodate higher than anticipated levels of household growth

o relieve pressure on overheating markets where possible, through investing in,
reviewing land supply or simply promoting areas that can provide an alternative
‘offer’ of a similar ilk;

e promote other town centre and city centre markets to that of Leeds;

e seek to understand the future mobility patterns of current city centre apartment
dwellers and promote ‘move-on’ options in the inner suburban ring

o diversify tenure/value range in low price, low demand neighbourhoods;

e develop a closely targeted approach to market restructuring, acknowledging that
not all neighbourhoods have similar prospects in terms of future economic vitality;

e develop other ‘urban place’ options in pressurised markets with high proportions of
minority ethnic households, to attract newly emerging households from within
these communities;

e use historical attributes, especially in the built form, to enhance quality of place, as
a lifestyle option rather than as an historical artefact.

The nature of the strategy therefore differs from that conventionally found in local authority
or regional statements. It is concerned with tailoring a limited number of strands for
intervention to market type and function, and to ameliorate some of the frictions between
sub-markets stemming from often rapid changes in mobility aspirations, settlement
patterns and affordability trends. It is market-centred, rather than focused on a particular
policy sector (as in regional economic, spatial or housing strategies, for example.) It is not
concerned with a particular tenure but how the market functions across the board, and it is
concerned with ‘tilting’ the city region market in certain directions rather than attempting to
reconfigure it.

In the past housing investment programmes have been focused on ‘deficit’ models of
intervention: ie what would be required from the public purse to meet the outstanding
housing needs in the area. As the earlier summary of housing in the constituent local
authorities has shown, some acute housing problems remain — especially in terms of
affordability and poor quality or inappropriate housing stock. But a ‘deficit’ model, of
‘topping up’ interventions, fails to do justice to the tenacity of housing market dynamics,
which constantly resolve problems and create new ones. The growth of the ‘buy to let’
market is a recent manifestation of this syndrome. A holistic and flexible approach is
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therefore necessary to capture the ‘neighbourhood effects’ of such changes across all
tenures and across the full spectrum of property values.

In seeking to improve the residential ‘offer’, there is a risk of becoming too transfixed by
the needs of top-line high quality executives — not least because firms will often respond
to a housing affordability problem by increasing salaries as an incentive, thereby
rendering housing market adjustments unnecessary. The challenge is how to reflect the
diversity of the population in the city region with an equivalent diversity of housing (and
place) offer. And at the heart of this strategy must be a priority to balance the needs of
existing households, especially households emerging from ‘within’ existing communities,
with those of in-comers, across the full income range.

There are limits on what can be achieved immediately given existing strategic
commitments, limited resources and the long term nature of housing as an asset. The
Regional Spatial Strategy, for example, has just undergone its Examination in Public and
targets for new housing development at district level, for example, have been set. But the
City Region Development Plan is above all a programme for the long term, and the
strategy below sets markers for improving the housing offer over the next ten years, not
last in response to more immediate market pressures. This places a premium on
identifying those household groups who need to be encouraged to move into, or remain
within, the city region and selecting key sectors of the market in the city region that may
require public intervention. Itis a question of utilising a full suite of financial, land use,
development and environmental measures to act as a catalyst for private sector
investment. The strategy also needs to differentiate the housing offer in LCR from
opportunities in adjacent city regions. .

These interventions might include:
Strategic planning options

Two key aims here will be to deflect demand from high pressured rural areas and from
Leeds city centre. The ‘village in the mind’ is a key component of residential mobility -
especially among ‘empty nesters’ and more affluent households able to hurdle first level
barriers of affordability. Decisions will need to be taken, post-Barker, on how far
development pressures in the Golden Triangle to the north and east of the City Region
should be eased by release of more land. It may be more fruitful to adopt a strategy of
‘guided displacement’ — for example, through imaginative developments in larger
settlements in the Airedale Valley, and through trying to capture demand from the
Manchester City Region (where affordability concerns are intensifying) in towns to the
west of LCR. The Selby District is currently the most ‘leaky’ district housing market in
terms of a net commuting in-flows and out--flows. A twin track approach of economic
development, while marketing the residential offer in terms of more affordable end of ‘rural
living’, should be pursued here. This would also take up pressure from both the York and
Leeds housing markets.

The CURS report noted that much of the future employment growth in the city region will
be centred on Bradford. There is also rising housing demand — as a result of its role in
attracting relatively high levels international in-migration and indigenous household growth,
not least in minority ethnic communities (reflecting the younger household structure).
Bradford can offer a more distinctive residential offer than second cities in other City
Regions (such as Rotherham, Gateshead, Salford) as a result of its attractive (if often run-
down) residential built form, and its vibrant, ethnically mixed and changing identity. This
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will be reinforced if the radical proposals for transforming the city centre come to fruition.
The development of Lister Mills may also witness subsequent initiatives to transform the
heritage built form and offer an alternative to the burgeoning city centre apartment market
in Leeds.

Bradford has been selected as a pilot for Business in the community and DCLG’s ‘under-
served markets’ project (DCLG, 2006), to test models for promoting private sector
investment in deprived areas. This will involve initiatives to attract commercial investment
to support the re-opening of Bradford Canal (DCLG, 2006). Manningham has also been
selected as one of twelve ‘Mixed Communities’ demonstration projects, making possible
interesting opportunities for remaking both the residential and commercial infrastructure in
this area.

A third strand to relieve pressure on unduly ‘enclosed’ markets would be to develop ‘next
step’ markets for city centre apartment dwellers, especially in Leeds Many of the current
households in the city centre market may then ‘leapfrog’ the inner urban ring, placing
further pressure on more popular suburbs — or they may leave the City Region altogether.
This may provide opportunities to develop larger units in selected neighbourhoods close
to the city centre, especially if this is coupled to investment in local schools. A strategy to
retain current city centre dwellers is crucial to the future health of the market as a whole.

Partnership options

Several partnership arrangements have emerged with particular interests in housing and
planning issues in the City Region, such as the West Yorkshire Housing Partnership, the
Golden Triangle and the Green Corridor. These have made valuable contributions to
promote thinking about, and policy development in, housing markets that cut across local
authority district boundaries. They do not take an explicit ‘city region lens’ in assessing
the future development of the housing offer across the area to meet different income,
household and life cycle needs from both existing and in-migrating communities. The
creation of a Sustainable Communities Panel for the Leeds City Region could take
forward some of the ideas in this report and in allied research studies, and produce an
audit of the future capability of different markets in the City Region, to meet the needs of
different key demand groups, as outlined earlier. This would also help to build more
durable policy and analytical links between housing market change and economic growth
ambitions.

But closer partnerships also need to be fostered at the delivery end, moving beyond a
scheme-by-scheme approach. Partnerships with key developers might be pursued in a
more co-ordinated and focused way through identifying those weak, but not chronically
vulnerable, housing markets, often in the smaller towns of the city region and in some
suburban areas, where relatively low land values and growing affordability pressures
elsewhere could excite private sector interest. There is an ongoing debate about whether
joint initiatives stand a better chance of success in ‘marginal’ markets rather than on a
‘worst first’ basis, where the comfort blanket required to induce initial private sector
interests often needs to be very thick (and expensive in terms of public subsidy). An audit
of the medium sized towns, especially in the west and south of the city region (and
including the Five Towns themselves) should be undertaken to assess their relative
attractiveness for private sector investment that will meet quality thresholds. This may
then have implications for future local development frameworks, in terms of prioritising
supply in those areas which are ripe for higher quality private developments.
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While some towns such as Wakefield have witnessed recent housing market growth, not
least as a result of a ripple effect from Leeds, the housing market function of other towns,
such as Huddersfield and Halifax, is less well established, especially from the perspective
of in-migrants from outside the LCR. The heritage built form in parts of the Spen Valley is
also under-exploited. The distinctiveness of the residential offer in these areas needs to
be emphasised if they are to capture new forms of demand, not least from newly forming
households among established minority ethnic communities. This places emphasis on
‘quality of place’ rather than ‘gquality of housing’ as the key ingredient to attract new
sources of housing demand. There has been a recent growth of interest in ‘place making’
approaches, though these debates have often been stronger on elaborating intentions
than providing tangible, costed, interventions. Nevertheless, several West Yorkshire towns
could benefit from place making programmes which built up their attractiveness to high
and medium income in-migrants struggling to access housing and neighbourhoods of
sufficient quality in the crowded Leeds market.

Design options

The importance of iconic design has grown in significance as a means of capturing
demand from those groups influenced by ‘cultural’ as much as ‘economic’ factors. The
success of the Lister Mills scheme is critical here, and could herald similar programmes
elsewhere in the ‘cotton and woollen’ heritage segments of the city region. Research in
the Manchester Salford area has suggested that the involvement of Urban Splash is taken
a as key indicator for market potential by other developers. This may also help to shift the
focus away from the Leeds market to other areas still within reach of the city centre.

Radical measures to rethink the design of the many rows of back-to- back housing still
standing in Leeds would also help to reconfigure the offer in some of the weaker markets
of the city. Leading stakeholders in the City Region can play an important promotional
role here, making clear links to programmes of economic growth and repositioning the
area by challenging some of the more negative connotations about it south of the Trent.

Market restructuring options

Current thinking in DCLG suggests some concerns that the original market renewal
pathfinder programme was too broad brush in its scale and approach, giving insufficient
space for the market to ‘do its own work’ in renewing neighbourhoods. This assumption
might be contested, but is perhaps an inevitable part of the policy agenda when resources
are becoming tighter. West Yorkshire has already adopted a more focused programme
on specific neighbourhoods, and there may be pressure to target this even more tightly.
However, the scale of direct HMR funding (£18.25 million for 2006-8) is considerably less
than for ‘first phase’ pathfinders and this will limit the room for manoeuvre.

The research by CURS suggested that, in a ‘policy-off’ setting, various structural changes
in employment growth would place additional pressure on the north and east of LCR, at
the expense of some of the former coalfield villages to the south. Connectivity to
economic growth areas is the key ingredient here. An evidence-based assessment is
needed about the future residential market in some of areas that have suffered long-
standing decline, especially where this is matched by an ageing demographic profile.
The renaissance of all settlements in the south of the city region is not a feasible
proposition and some hard decisions need to be taken about which stand the best chance
of transformation. It is difficult to see private sector taking on board the most challenging
aspects of neighbourhood remodelling and supply reprofiling — what is more likely is a
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continuing trend of relatively low spec new developments in areas where land values are
lowest. This may provide a short term fix to affordability problems but will do little to
reinvigorate less popular places in the medium term and may place them at continuing
risk should demand pressures elsewhere start to ease. However difficult a nettle it is to
grasp politically, sustained public investment — incorporating neighbourhood as well as
housing transformation - is likely to offer the only way forward if these towns and villages
are to occupy a different position the residential offer ‘map’ in the city region in the future.

Neighbourhood management and community support options

These functions are usually seen as the province of local authorities at district level (or
below, if proposals to develop ‘double devolution’ begin to take root). The city region can
play a lead role in aligning priorities in each of its constituent districts so that adjacency
issues (such as spill-over and displacement) are not neglected because they are on the
fringe of everywhere and at the centre of nowhere. Two particular components of housing
market change demand attention here. First, programmes of community support are
needed for those in neighbourhoods where there is declining demand and an ageing
population and where the economic resources of those affected cannot buy into private
options for their longer term care.

Second, the critical role played by the mobility pathways and housing aspirations of
minority ethnic households, both emerging from existing communities and from recent in-
migrants, will place a premium on effective cross-district social cohesion strategies to
mitigate potential frictions and pressure points in the housing market. This is the area
above all others where there is an overriding need to understand how mobility aspirations
and settlement patterns are changing. The study of BME housing markets in West
Yorkshire over the next few months will offer a useful starting point, but it will need to be
supplemented by research in other parts of the city region and much finer grain analysis of
specific communities.

The type of approaches listed above will clearly need further development and focus, and
must be harnessed to complementary strategies at regional, sub-regional, district and
neighbourhood level. But they are intended to indicate the ‘space’ that a creative City
Region programme of intervention could occupy, and the type of responses required, if
future economic growth is to reinvigorate parts of the housing market, diversify access
and extend opportunities for diverse household requirements — rather than intensify
existing problems of affordability, access and displacement: which is what could happen if
no action is taken.
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