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To: localplan@york.gov.uk

Subject: New Local Plan Consultation submission, ORGANISATION - reference: 206029
Attachments: Reps_to_the_City_of York_Local_Plan_JULY_2021_FINAL_UPLOAD.pdf

Local Plan consultation May 2021

| confirm that | have read and understood the Local Plan Consultation Privacy Notice, and
consent to my information being used as set out in the privacy notice.

Can we contact you in the future about similar planning policy matters, including
neighbourhood planning and supplementary planning documents?: yes

About your comments

Whose views on the consultation documents do your comments represent?: My comments
represent an organisation or group

Organisation or group details

Title: |

Name: |GG

Email address: ||| | IEGEGNNENEGEGEGEGEGE

Telephone: |G

OIGENIEENEIN ]

Organisation address:

Key Evidence and Supporting Documentation

Which documents do your comments relate to?: Composite Modifications Schedule April 2021
(EX/CYC/58)

Your comments: Legal Compliance of the document
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Do you consider the document to be legally compliant?: Yes, | consider the document to be
legally compliant

Please justify why you consider the document to be legally compliant: Please refer to
Representations of the City of York Local Plan (July 2021, Quod), titled Response to Consultant
on Key Evidence and Supporting Documentation (May 2101).

Please justify why you do not consider the document to be legally compliant:

Your comments: Duty to cooperate

Do you consider the document to comply with the Duty to Cooperate?: Yes, | consider the
document to comply with the Duty to Cooperate

Please justify why you consider the document to be in compliance with the Duty to
Cooperate: Please refer to Representations of the City of York Local Plan (July 2021, Quod),
titted Response to Consultant on Key Evidence and Supporting Documentation (May 2101).

Please justify why you do not consider the document to be in compliance with the Duty to
Cooperate:

Your comments: Whether the document is ‘sound’

Do you consider the document to be ‘sound’?: No, | do not consider the document to be sound
Please justify why you consider the document to be sound:
Please justify why you do not consider the document to be sound: Please refer to

Representations of the City of York Local Plan (July 2021, Quod), titled Response to Consultant
on Key Evidence and Supporting Documentation (May 2101).

Your comments: Necessary changes

| suggest the following changes to make the Local Plan legally compliant or ‘sound’: Please
refer to Representations of the City of York Local Plan (July 2021, Quod), titled Response to
Consultant on Key Evidence and Supporting Documentation (May 2101).

If you are seeking to change the Local Plan, do you want to participate at the hearings
sessions of the Public Examination?: Yes, | wish to participate at hearing sessions

If you do wish to participate at hearing sessions, please state why: In order to present in
person on the matters raised in the attached report and previous representations.

Supporting documentation



Please provide any documents which support the comments made as part of this
submission:

Reps_to_the_ City of York Local Plan_JULY_2021_ FINAL_UPLOAD.pdf
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Introduction

1.1 These representations are made on behalf of Langwith Development Partnership Ltd (LDP).
LDP have been engaged in York Local Plan process for a number of years, and have made
previous representations (and objections) to the emerging York Local Plan (emerging Plan)
including:

1.1.1  Site Promotion — Planning Document (September 2016).

1.1.2 Site Promotion — New Garden Village at Elvington Airfield and Adjoining Land (October
2017).

1.1.3 Representations to the draft Local Plan (2017) (Regulation 18) (October 2017).

1.1.4 Representation to the City of York Local Plan — Publication Draft February 2019
(Regulation 19) (March 2018). (CD014G pages 358-1059).

1.1.5 Representations to the City of York Local Plan Proposed Modifications (June 2019)
and Associated Background Documents (July 2019). (EX/CYC/21b pages 2187-2328).

1.1.6 Appearances at the first stage examination of the Local Plan in (December 2019)
dealing with Matters 1, 2 and 3 (EX/HS/M1/LR/16, EX/HS/M2/HMA/15,
EX/HS/M3/EC/33).

1.2 The purpose of this report is to respond to various documents which are being consulted upon
as part of the next stage of the emerging Plan’s examination.

Documents Upon which LDP Comment

1.3 This Report specifically considers the following documents:

CYC Ref Document

EX/CYC/58 Composite Modifications Schedule April 2021

EX/CYC/29 York Economic Outlook December 2019

EX/CYC/32 CYC Annual Housing Monitoring and MHCLG Housing Flow
Reconciliation Return 2019

EX/CYC/36 Affordable Housing Note Final February 2020

EX/CYC/37 Audit Trail of Sites 35 to 100 Hectares

EX/CYC/43a Housing Needs Update September 2020
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CYC Ref Document

EX/CYC/45 Habitats Regulations Assessment 2020

EX/CYC/45a Habitats Regulations Assessment 2020 Appendices

EX/CYC/56 Strategic Housing Land Availability Assessment Update (April 2021)

EX/CYC/59 Topic Paper 1 Approach to defining Green Belt Addendum January 2021

EX/CYC/59a Topic Paper 1 Green Belt Addendum January 2021 Annex 1 Evidence
Base

EX/CYC/599g Topic Paper 1 Green Belt Addendum January 2021 Annex 5 Freestanding
Sites

EX/CYC/59h Topic Paper 1 Green Belt Addendum January 2021 Annex 6 Proposed
Modifications

EX/CYC/59i Topic Paper 1 Green Belt Addendum January 2021 Annex 7 Housing
Supply Update

EX/CYC/59] Topic Paper 1 Green Belt Addendum January 2021 Annex 7 Housing
Supply Update Trajectory

EX/CYC/61 Strategic Flood Risk Assessment

EX/CYC/62 Sustainable Appraisal of the Composite Modifications Schedule (April
2021)

National Planning Policy Framework

1.4 The emerging Plan is being examined under the National Planning Policy Framework
published in March 2012 (NPPF1). A new NPPF was published in July 2018, with revisions in

February 2019 (NPPF2).

NPPF2 includes a transitional arrangement’ whereby, for the

purpose of examining this emerging Plan, the policies of NPPF1 will apply. Similarly, whilst
the Planning Practice Guidance (PPG2) has been updated to reflect NPPF2, the previous
version of the PPG (herein referred to as PPG1) apply for the purpose of this examination
under the transitional arrangements.

1.5 Unless stated otherwise, references in this Report are, therefore, to the NPPF1 of 2012 as well
as the versions of the PPG that were extant prior to the publication of NPPF2.

" Paragraph 214 of NPPF2.
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1.6

1.7

As a consequence of the above, City of York Council (CYC) is in an unusual position where
their emerging Plan is being considered against national policy that is almost 10 years old and
has changed materially in respect of some of the matters that are relevant to plan making.
Furthermore, at the time of the introduction of the transitional arrangements in NPPF2, the
Government would not have anticipated the circumstances in which this emerging Plan
currently finds itself. That is to say that the emerging Plan was submitted to the Secretary of
State (SoS) over 3 years ago, its examination is likely to continue into 2022 and adoption
possibly not until later that year, and probably 2023, i.e., four (and probably five) years after
submission to the Secretary of State and, therefore, over four years after, changes in National
Policy and Guidance.

Consequently, there are evident conflicts in respect of policy considerations between NPPF1
and NPPF2 when assessing the soundness of this emerging Plan which present the Inspectors
with difficulty in reconciling the different policy approaches. This is most evident in relation to
the issue of housing need (see Section 2 of these Representations), as this Report goes on to
demonstrate.

Plan Period

1.8

1.9

1.10

1.11

The complications of reconciling changing policies (between NPPF1 and NPPF2) in the
examination of this emerging Plan is compounded by it being necessary for CYC to update the
evidence base of the emerging Plan during the past three years. Consequently, the
foundations and the approach of the emerging Plan and the policies contained within it have
been constantly evolving. Even at the time of preparing this Report, further changes in relation
to population data have been released by ONS (in June 2021).

One of the key effects of the delay in the examination of the emerging Plan is the implications
for the strategic plan period the emerging Plan should cover.

The emerging Plan was submitted in 2018, with a Plan Period that covers 2017-2033.
However, the emerging Plan is unlikely to be adopted, if the Inspectors find it sound, until 2022
at the earliest, and more likely in 2023. By this time at least five (and probably six) years of
the Plan Period will have expired, and there will remain only 11 years at best.

NPPF1 notes that it is crucial that Local Plans should be “drawn up over an appropriate
timescale, preferably a 15 year time horizon....”? (as well as NPPF23) in order to take account
of longer-term requirements. It is LDP’s position, as explained later in this report (Section 4)
that the Plan Period currently promoted within the emerging Plan is now out of date and should
be extended. This is particularly important in the case of York, where such boundaries are
being set for the first time and National Policy requires the Green Belt Boundary to be set
“...having regard to their intended permanence in the long term, so that they should be capable
of enduring beyond the Plan Period™.

2 Paragraph 157 of NPPF1.
3 Paragraph 22 of NPPF2.
4 Paragraph 83 of NPPF1 (and correspondingly repeated in paragraph 136 of NPPF2).
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LDP’s Case

1.12 The fundamental case made as part of the previous Representations to the emerging Plan

1.13

(especially those at the Regulation 19 stage, the Proposed Modifications to the Regulation 19
Plan and, most recently at the examination of the emerging Plan in December 2019) were
formed on the following matters:

1.12.1 The Objectively Assessed Needs (OAN) for housing in the emerging Plan fails to
adequately meet the full OAN in York. The emerging Plan is, therefore, not positively
prepared, justified, effective and is inconsistent with National Planning Policy.

1.12.2 The proposed spatial strategy to meeting housing need, which recognises the need
and appropriateness of meeting this in part via a new settlement in the south east of
the City is soundly based on spatial strategy evidence underpinned by a strong heritage
objective aimed at protecting the heritage importance of York settlement.

1.12.3 The soundness of Policy (SS13) and the boundary proposed allocation for a new
garden village in the south east of the City (draft Allocation Ref ST15) is unproven,
given there is no of evidence to demonstrate it is deliverable via a single point of access
(to the AB4).

1.12.4 Modifications to allocation ST15, in the form outlined in the Representations by LDP
(i.e., Langwith Garden Village), present a readily deliverable and sustainable new
settlement, and provides a sustainable allocation, capable of meeting the City’s
housing need in part. The eastern access of the Langwith masterplan would enable a
new settlement to meet CYC’s housing needs in a more timely and reliable manner tan
ST15 could.

Since the making of the previous Representations, and the release of the further information,
which is currently subject to consultation, LDP’s position in relation to the emerging Plan
remains largely unchanged, and these Representations maintain that:

1.13.1 The emerging Plan still fails to adequately meet the full OAN for York. The emerging
Plan, therefore, remains unsound on the grounds that it is not positively prepared,
justified, effective and is inconsistent with National Planning Policy.

1.13.2 The specification of the proposed spatial strategy to meeting housing need, which
recognises the need and appropriateness of meeting this in part via a new settlement
in the south east of the City is soundly based, judging from CYC'’s supporting, and most
notably the need to meet York’s housing needs whilst minimising heritage impacts.

1.13.3 The soundness of the proposed allocation of ST15 is unproven in the following ways:

= The proposed access to the A64, even though shown indirectly on the Proposals
Map, is not technically achievable, although it can be modified to become so in
the manner demonstrated by LDP (see their previous representations-at
CD014G.
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1.14

1.15

= There is a need for a second access (via Elvington Lane), which the emerging
Plan does not recognise as necessary despite the operational short comings of
a news settlements reliant on a single point of access (for merging vehicles in
particular) and the timing and viability issues arising from reliance on the
proposed access from the A64.

= There is no evidence currently before the examination to demonstrate that ST15
is deliverable.

= There is a lack of appropriate environmental evidence before the examination to
demonstrate that it is environmentally sustainable.

= There is no evidence before the examination that demonstrates that it is typically
viableb.

In response to the above, LDP have presented a modified boundary to draft allocation ST15,
which presents a deliverable, sustainable and environmentally appropriate new Garden Village
(Langwith), which will better and more reliably meet the City’s housing needs®.

LDP would not rule out the potential to adjust this boundary and have been in discussions with
CYC whilst the emerging Plan is under consideration on how the boundary could be modified.

Modifications to the Boundary of ST15

1.16

1.17

1.18

1.19

During the examination of the emerging Plan, LDP have been in discussions with CYC in
relation to the soundness of ST15, and notably the evidence (including lack of it) in respect of
viability, highways/transportation (including public transport links) and biodiversity. LDP are
aware that CYC have commissioned further work to inform and determine these issues.

It is anticipated that in due course, LDP and CYC will prepare a SoCG in relation to the
soundness of the boundary of ST15.

It remains LDP’s opinion, based on evidence presented to the examination of the emerging
Plan®, that Langwith is a sustainable and sound allocation, whilst ST15 is unproven in terms of
it being deliverable. LDP consider that the boundary could be varied to its west to match up
with the boundary of ST15, which would have the effect of modestly increasing Langwith. This
revised boundary would be equally sustainable from an environmental perspective, as well as
helping to better meet the strategic development needs of the City for reasons explained in the
previous Representations, and which equally apply if not more so given the Key Evidence and
Supporting Documentation which this Report responds.

Leaving aside the environmental and viability issues, it remains LDP’s view that allocation
ST15 could only be potentially deliverable if a second point of access onto Elvington Lane
was provided, enabling early housing delivery, without reliance in the A64 access at the
beginning of the delivery of the allocation

5 The case for Langwith has been made in the previous submission to the Regulation 19 Local Plan (CD014G
pages 358-1059) and the more recent representations to the City of York Local Plan Proposed Modifications
(June 2019) (EX/CYC/21b pages 2187-2328).
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1.20 Whilst Policy SS13 of the emerging Plan acknowledges a second point of access may be
“potentially” required, it fails to recognise that a second point of access is necessary.

Summary of Representations to the Consultation on Key Evidence and Supporting
Documentation (May 2021)

1.21 In light of the above and in response to the further evidence and supporting documents under
consultation, these Representations maintain LDP’s previous objections and, namely:

1.21.1

1.21.2

1.21.3

1.214

1.21.5

1.21.6

1.21.7

1.21.8

1.21.9

1.21.10

The Proposed Modifications fail to address the OAN of the City.
The housing needs update September 2020 (EX/CYC/43a) is unsound.

In order to make the emerging Plan sound, the housing requirements (Policy SS1)
should be increased substantially over the Plan Period.

The Plan Period should be extended so that at least 15 years of the Plan Period
remains after adoption and given that CYC do not propose to “safeguard” land (i.e.,
remove it from the Green Belt, but hold it back for development) then the Green Belt
needs to be drawn so that it meets development needs beyond the Plan Period, by at
least five years (if the Plan Period is to be extended). LDP therefore suggest the Plan
Period should extend to 2038, and with allocations sufficient to meet needs to 2043.

The York Economic Outlook (December 2019) (EX/CYC/29) which underpins the
Housing Need Assessment underestimates the economic potential which CYC are
planning to facilitate.

CYC have overestimated the housing land supply within the City.

CYC have, been overly optimistic in the trajectory of housing delivery in relation to
ST15, but with modifications too Policy SS13 and boundary changes that trajectory
can be improved to the benefit of housing delivery.

As a consequence of the above, the Proposed Modifications to Policy H1 are
unsound.

Historic levels of housing completion have demonstrated that the City has not been
delivering at the rates required and this is compounded by the fact that a good level
of the housing delivery has been made up of student accommodation (rather than
traditional housing).

The HRA (EX/CYC/45) and its accompanying appendices (EX/CYC/45a) have no
material implications for ST15, subject to the Proposed Modifications to Polices Ss13
and G12 (CD003 and EX/CYC/58).
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1.21.11 The Strategic Flood Risk Assessment (EX/CYC/61) demonstrates that there are
currently no strategic development Sites which are within high flood risk areas. Whilst
a small part of ST15 is shown to be in Flood Zone 2 and 3, previous flood modelling
by the promoters demonstrates the extent of the Flood Zone 2 and 3 are less
extensive, and any limited localised flood risk within this part of any future allocation
is entirely capable of being mitigated through careful masterplanning in those areas.
This would be equally applicable to Langwith or a variation of it (as indicated earlier
at paragraph 18).

1.21.12 The setting of the Green Belt boundary for freestanding settlement allocations beyond
York’s main urban area is based on an erroneous concept that such allocations should
be “compact”.

1.21.13 For the purposes of an enduring Green Belt boundary, and in order to meet a longer
Plan Period, there are sound reasons for a larger settlement boundary (akin to
Langwith, or a variation of it).

1.21.14 An extended boundary to ST15, to align with Langwith (or a variation of it) is
demonstrated in previous evidence submitted by LDP (EX/CYC/21b pages 2187-
2328 and CD014G at pages 358-1059) to be appropriate having regard to the five
purposes of Green Belt, as well as being clearly defined and readily)®.

6 Paragraph 85 of NPPF (Paragraph 139 of NPPF2)
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Housing Need Issues

This Section Considers the following documents under consultation:

1. (EXICYC/43a)

2. (EXICYC/29)

2.1 It has been LDP’s consistent position throughout their representations to the emerging Plan
that it does not plan for an appropriate level of housing and that the housing need for the city
is substantially higher than that targeted in the emerging Plan.

2.2 The level of planned housing is contradictory to the indicators of housing need in the City,
where there is an evident increasing affordability gap, growing need for affordable homes and
a strategic aim of growing the City’s economic base.

2.3 The case made on behalf of LDP in their representations to the City of York Local Plan
Proposed Modifications (June 2019) (EX/CYC/21b) still applies, although LDP make the
following observations on the latest information submitted by CYC.

2.4 Whilst it is noted that housing need was discussed at the Examination in December 2019, to
date the Inspectors have not expressed any particular view on housing need in the City, other
than to request CYC'’s views on whether the ONS published 2018 based household projections
represent a meaningful change (EX/INS/16), and directing (EX/INS/17) CYC to consult on
their Housing Needs Update (EX/CYC/43a) published almost a year ago. It is LDP’s case that
basing the City’s planned housing growth on the approach adopted in NPPF1 is untenable in
the case of York, where the Plan was submitted 4 years ago, all indications of housing need
demonstrate a growing housing problem (affordability, delivery, out migration, limited
affordable housing delivery), and CYC where need to set an enduring Green Belt for the first
time),

Housing Needs Updated September 2020 (EX/CYC/43a)

2.5 Leaving aside the methodological concerns that have been identified by Understanding Data
which are outlined below, in previous housing needs assessments by CYC’s evidence
(EX/HS/M2/OAHN/0), and which have been carried forward in the latest Housing Needs
Assessment (EX/CYC/43a), it is notable that the evidence which CYC are presently consulting
on is almost a year old and does not reflect the latest housing data (produced by ONS).
Consequently, it is already out of date.

2.6 Appendix 1 provides a critique (by Understand Data) of both of these documents. It finds the
following:

2.7 Itis LDP’s view that basing the housing need on an aged and out of date methodology is not
appropriate and will simply compound a growing problem with housing delivery in the City. This
matter is considered below.
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2.8

2.9

2.10

2.11

212

213

214

2.15

CYC’s latest evidence reinforces the wider concerns raised previously by LDP at the
Examination in December 2019, namely that the evidence is being used to fit a lower growth
narrative. As such this does not align with the current housing need in York, the worsening
affordability issues, nor does it reflect the strong employment performance of the local labour
market, or the key economic investments planned.

Contrary to the Plan’s evidence, CYC acknowledges the scale of the City’s housing crisis and
severe unaffordability. The Housing Need Update (EX/CYC/43a) chooses not to update on
these issues, and the evidence and the Plan choose not to make any adjustment to the housing
need figure to address these challenges.

This is somewhat hidden behind an “either/ or” argument that because there is an economic
uplift the affordability uplift is not necessary. PPG1 does not specify that only one adjustment
needs to be made.

In terms of employment and economic growth (set out in EX/CYC/29) the HNU (EX/CYC/43a)
is out of date, being produced pre Covid and pre Brexit, and the findings are flawed in two
main respects. They do not:

= Explain why York’s employment performance would shift from the recent strong growth
to a much lower level.

= Factor in the scale of the positive policy on investments and projects that York has, and
which would lead to growth above recent employment trends.

The implication of this following the Council’s logic model is that housing need would be lower,
and that this would then merit an affordability uplift.

Whether under the previous regime of guidance or the current, what is clear is that the
Government’s overriding priority is to boost, not restrain housing growth. The City of York Local
Plan actively chooses to restrain.

There is a circularity to CYC’s case. Understanding Data suggest that current evidence and
previous submissions show that the affordability issues and lack of supply have led to a slow
down in population growth. The Council is choosing to rely on projections that increasingly
reflect this slowdown as the basis for predicting future growth levels. The Council and its
evidence do not set out their latest view of the York’s future economy , and the economic
evidence that is used remains out of date and fails to reflect the employment growth that York
has experienced, and which continues to be supported by CYC The major impacts of York
Central for example do not appear to influence the calculations of housing need.

While it would be possible to continue to argue that under the 2012 NPPF the 2014 sub national
household projections provide the right and aspirational projections to use as a starting point,
and that a set of adjustments for housing need would remain warranted, a vacancy rate, an
household formation rate uplift targeted at those aged 25-44, there remains a key missing
element of the Plan’s evidence around a clear economic strategy and linked employment
forecasts that reflect the growth that has not only happened but is expected to happen locally.
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2.16

217

2.18

2.19

2.20

2.21

2.22

While the impacts of Covid are still to be fully understood, there are increasingly national and
regional policy levers being put in place that mean York would be able to plan for future ongoing
investments and demand arising from further economic growth.

Given the delays in the Plan process, ongoing issues with the evidence and lack of progress
on a new York Economic Strategy, and the underlying demographic, housing affordability and
economic evidence it would be a pragmatic to apply the Standard Method calculated housing
figure of 1013 d.p.a. which would ensure consistency with much of the rest of the country to
avoid further delay.

Any alternative to this would require jobs led forecasts based on a jobs growth figure that was
consistent with the Council’s yet to be seen Economic Strategy and includes fully the range of
“build back better’/levelling up /current economic investments including the York Central
development. Any outputs of this exercise would still need to be adjusted for an affordability
uplift, and should use the 2014 projections, to be consistent with the rest of the country.

The emerging Plan’s evidence and ultimately housing need assessment and housing target
do not reflect:

= The need to address the trend of slowing demographic growth.

= Increasing unaffordability, rents and house prices.

= An increasingly ageing population.

= No significant additions to the local affordable stock (once RTB considered)

= A strong growing economy with major investment plans with seemingly transformational
impacts Out of date economic assumptions that don’t reflect recent trends or future
potential.

= The clear intention of the Government approach to housing provision — which is to boost
supply.

The evidence that sits behind the Plan is out of date (EX/CYC/29), partial (Ex/CYC/43a) and

does not fully and transparently reflect current economic growth plans. The Council’s current

Economic Strategy is out of date and does not provide the steer to address future employment
prospects.

In summary, the evidence demonstrates a meaningful change given the demographic changes
York is experiencing, the housing market pressures and the economic growth potential of the
area. This is contrary to the guidance in PPG1, which, require household projections to be
adjusted in certain circumstances? and that any meaningful change should be addressed8.

In summary, basing the housing need on a now aged and out of date methodology is not
appropriate and will simply compound a growing problem with housing delivery in the City.
This matter is considered below.

" PPG1-1D:22a-015-20140306
8 PPG1-1D:2a-016-20150277
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2.24

2.25

2.26

2.27

2.28

2.29

2.30

The Transitional Arrangements

It has already been mentioned in Section 1 that it is highly unlikely that the Government had
intended for the transitional arrangements to extend under such a prolonged period that
prevails in York. If the Inspectors support the emerging Plan and its soundness, it will not be
adopted for at least four years post the cut off period for the transitional arrangements.
Consequently, the emerging Plan will be based on approach to identifying housing need that
will be over 10 years old and which has been updated on two separate occasions since.

The consequence in the case of York, where the Green Belt is being set for the first time, will
result in a short term planning policy strategy which will need to be reviewed in the immediate
future. This will mean that the Green Belt will not be established for an enduring period required
by NPPF1 (and NPPF2), and will need an early review, soon after it's adoption.

Standard Methodology

In 2018, the Government introduced a new approach to calculating local housing need, through
the standard methodology (SM1). The purpose was intended to simplify and speed up the
planning process, whilst ensuring that sufficient housing was delivered through the Country to
meet the Government’s national housing targets.

There were, however, weaknesses in SM1 and, consequently, the Government reviewed the
formula of SM1, and introduced a new standard methodology (SM2) in 2020. SM2 is very
similar to SM1, although with a fundamental modification to top up the undersupply that
resulted from SM1 by identifying the 20 largest Cities and urban areas to increase their supply
by 35% (above the figure shown by SM1).

York is not one of the 20 largest Cities, although the SM2 clearly demonstrates a significant
uplift in housing requirements in the City, beyond that being suggested by GL Hearn
(EX/CYC/43a). CYC’s housing need under SM2 is 1013 d.p.a, i.e. 25% more than the
emerging Plan is seeking to promote.

Adopting SM2 of NPPF2 demonstrate that a much greater housing need prevails in York. This
is not simply an academic demonstration of housing need in York by reference to SM2, but
more so, is supported by what is happening in York, i.e., where there is an increasing
affordability gap and growing need for affordable homes that is simply not being met.

Therefore, whilst the emerging Plan is being assessed for its soundness under the transitional
arrangements (and by reference by NPPF1) the circumstances of York clearly demonstrate
this is not appropriate and as it simply supresses the true housing need. Given the emerging
Plan’s examination has been delayed since it was first submitted, and over 18 months have
passed since the first examination sessions were held, there are strong grounds to argue that
it is not appropriate to base housing need on a now aged and out of date methodology.

The consequence of such is that the true housing need of the City will not be met by this
emerging Plan, and this is further compounded by the evident suppression of the OAN even
adopting the methodology of NPPF1.
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Summary

2.31

2.32

233

2.34

2.35

In summary, it is demonstrated that CYC’s latest assessment of housing need (September
2020) , underestimates the City’s housing need, and that there is a meaningful change in the
housing situations even adopting the aged, and arguably inappropriate (given the
circumstances of York), methodology of NPPF1.

Moreover, the housing requirement that results from the NPPF1 methodology is significantly
below (25%) the required provision of SM2 (NPPF2).

Whilst the soundness of the emerging Plan is being assessed against the NPPF1, given that
there has been a significant delay in the examination of the emerging Plan (and which is likely
to extend into 2022) and it is possible the emerging Plan will not be adopted to 2023 assessing
this emerging Plan under the transitional arrangements is simply not appropriate, especially in
the case where the Green Belt is being set for the first time, and that boundary must be set for
an enduring period.

In view of this, there are strong grounds for the emerging Plan’s housing provision target to
be based on the latest SM2 for determining housing need (and delivery).

We note that the Inspectors Examining this emerging Plan have, to date, not expressed any
particular view on the housing needs evidence, other than requesting CYC update their
housing need assessment (EX/HS/M2/OAHN/0), which has resulted in CYC commissioning
the work published last September (EX/CYC/43a). We strongly urge the Inspectors to
recognise that in the above circumstances it is in the interests of sustainable planning for the
appropriate level of housing provision to set the emerging Plan’s housing provision based on
SM2.
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Housing Supply

This Section Considers the following documents under consultation:
1. (EX/CYCI/56)
2.

(EX/ICYCI/32)

(EXICYC/59i)

(EX/CYC/59j)

(EX/CYC/36)

3.1 This Section considers the following matters:

3.1.1 Housing delivery since the start of the Plan Period. Notably, it demonstrates that
housing delivery has been low, and at a much lower rate than the housing need
(measured either by reference to NPPF1 or the SM2).

3.1.2 The housing supply and how that compares to the housing need and an extended Plan
Period (See Section 1, and an explanation of the need to extend the Plan Period in
Section 4).

3.1.3 The appropriateness of the proposed trajectory suggested by CYC for ST15, given
previous representations by LDP (EX/CYC/21b (pages 2187-2328) and CD014G
(pages 358-1059)) which demonstrated that the trajectory was overly ambitious, and it
remains LDP’s position that the latest trajectory (EX/CYC/59j) is unachievable and,
therefore, unsound.

3.1.4 The trajectory for both open market and affordable housing in relation to ST15, and
demonstrates that it is unachievable.

Delivery of New Homes

3.2 The SHLAA Update (April 2021) (EX/CYC/56) as well as CYC’s Housing Trajectory
(EX/ICYC/59i) suggested that there were 2,409 net housing completions over the three-year
period of 2017/2018 2018/2019 and 2019/2020. Notably, these also correspond with the
MHCLG data reported for the same three years®.

9 Housing Flow Reconciliation Document (EX/CYC/32).
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3.3

34

35

3.6

The completions are show in Table 3.1 below:

Table 3.1: Housing Completions

Year Housing Completions Communal/Student Completions Total Completions
17/18 1,296 35 1,331
18/19 449 2 451

19/20 560 67 627

Total 2,305 104 2,409

Both EX/CYC/56 and EX/CYC/59i break the completions down between general housing
(2,305 homes) and student/communal student accommodation (104 homes). It is, therefore,
suggested in both documents that the delivery of student accommodation is low (i.e., just
4.3%). This is, however, a significant misrepresentation of the true picture of purpose-built
student accommodation (PBSA) delivery, which is substantially greater. In fact, during the
three-year period, 35% of all completions (i.e. 820'° of the 2,409 units) were student/communal
accommodation.

It is recognised in the latest PPG'? that the inclusion of student housing should not be
automatic and is only accountable where new student housing releases wider traditional
housing (by allowing existing properties to return to general residential use) or it allows general
market housing to remain in such use, rather than being converted for use as student
accommodation.

There has been a significant growth in the student population in York which is projected to
continue™ and, therefore as such, it cannot simply be assumed that additional student
accommodation should count towards meeting general housing requirement. The PPG1 notes
that LPAs should plan for sufficient student housing, and that PBSA can take pressure of
private residential sector in increase overall housing stock, although that requires an
understanding of student accommodation requirements'4;the evidence supporting the Plan
does not have the level of understanding to determine whether more PBSA would result in the
release of traditional housing stock.

0 The AHMRs demonstrate that in 2017/2018 637 of the 1,296 net housing completions (ie, 49.2%) were
private managed student accommodation. Similarly, in 2018/2019 40 of the 449 net housing completions (ie,
8.9%) were student accommodation, and in 2019/2020 39 of the 560 net housing completions (ie, 7%) were
student accommodation.

" The Annual Housing Monitoring Report (AHMR) appended to the SHLAA (Appendix 2 of EX/CYC/56).

2 PPG2 — Paragraph: 034 reference 1D: 68-034-20190722.

3 Higher education Student Statistics UK:2019 to 2020

4 Paragraph 021 reference 1D:2a-021-20160401

Quod | Representations to City of York Local Plan | Response to Consultation on Key Evidence and Supporting Documentation (May 2021) | July 2021 15



3.7

3.8

In view of the above, the delivery of traditional housing over the past three years is much less
than reported in CYC’s evidence. Over the three-year period, there has been delivery of only
1,589 net additional homes, excluding student accommodation, i.e., only 530 units on average
per annum (this compares to a housing requirement of 832 of the CYC’s own assessment, of
1013 over SM2).. This is during a period when there has been a strong housing market, which
clearly indicates a major constraint on housing land supply in York.

The shortfall in delivery of traditional housing in the first three years of the emerging Plan is
greater than CYC have accounted for and, consequently, this has an impact on the future
housing needs which has not been taken into account by CYC in their housing supply
(EX/CYC/59i).

Housing Delivery Pre-2017 (i.e., Inherited Shortfall)

3.9

3.10

3.1

The CYC Annual Housing Monitor and MHCLH Housing Flow Reconciliation Return 2019
(EX/CYC/32) demonstrates a significant difference in delivery of net additional dwellings. For
York, the difference between MHCLG’s housing delivery data and CYC’s own data is minus
1,834 units; that is a difference of circa 25% less than that which CYC considered to be
delivered during the ten-year period (2007/2008) to 2016/2017.

Whilst EX/CYC/32 seeks to explain the differences, it remains unclear why there should be
such a wide difference in the housing completions reported by CYC and MHCLG.

The consequence of this mis-alignment would be to add to the historic shortfall of housing
delivery and, therefore, further brings into question the efficacy of the housing trajectory. This
is compounded by the “inherited” shortfall adopted in CYC’s Housing Needs Assessment'®
which assumed that there was an inherited shortfall of only 518 units to be carried forward into
the plan period.

Housing Supply

3.12 LDP do not comment on the efficacy of the housing land supply stated within the SHLAA.

3.13

3.14

However, the following observations are relevant to these representations.

There is a recognised finite supply of housing land within the existing urban boundary of York
(EX/CYC/59i), and housing development is competing with a range of other land uses.
Opportunities to increase housing supply from the urban area of York are, therefore, limited.

The above is demonstrated in EX/CYC/59i. This document demonstrates in the York’s urban
area that the supply. of housing land in 2017 was merely 12,110 homes during the period
2017-2038 (Table 3 of EX/CYC/50). In comparison, the assessment of housing land supply in
the urban area (as reported in EX/CYC/59i) suggests that there is now a reduced supply of
only 11,747 (taking account of completions that have taken place between 2017-2020) which,
as noted previously, also includes a high proportion of PBSA.

5 The updated Housing Trajectory (2019) (EX/CYC/16).

Quod | Representations to City of York Local Plan | Response to Consultation on Key Evidence and Supporting Documentation (May 2021) | July 2021 16



3.15 Inview of the above, once account has been made for the significant PBSA delivery (820 units)
it is evident that there has, been a reducing supply of sites in the urban area. This is not
unexpected given the significant heritage constraints that exist in York.

3.16 EX/CYC/59i suggests that there is a housing supply shortfall once you take into account the
urban delivery of 2,946 houses (see Table 5) during the period 2017 — 2038. This shortfall
clearly is to be accommodated outside the urban area of York.
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3.18

3.19

3.20

For the reasons that have already been outlined in Section 2, LDP consider that the housing
target underpinning the emerging Plan is not sound where assessed against NPPF1. More so,
given the passage of time and the need to ensure that the emerging Plan has an enduring
Green Belt, it would be appropriate to reflect the housing need in SM2. Furthermore, the Plan
Period should be extended to 2038, and a further period of a minimum of five years should be
adopted to ensure an enduring Green Belt.

In light of the above, it can be seen in Table 3.2 below the difference in housing supply shortfall
between that reported in EX/CYC/59i and that which would arise under SM2 calculation.

Table 3.2: Housing Supply (Urban Area) 2017-2038

Housing Supply 2017- Housing P03|t|qn Hpusmg Supply

b038 Reported in [Situation adopting
EX/CYC/59i SM2

Total housing 14,693 18,864

requirement

Total housing supply
(urban area)

Shortfall 2,946 7,117

Notes:
1. Allowing for completions of 2409 dwellings between 2017-2020

11,747 11,747

It is noteworthy that the “Shortfall” in Table 3.2 is skewed by the significant level of PBSA which
has been delivered in the past 3 years, and the likely underestimate of the inherited shortfall.
Accounting for these will increase the shortfall further. Furthermore some of the allocations
close to Strensall Common SPA may need to be reduced in capacity as a consequence of the
findings of the HRA (EX/CYC/45). The HRA demonstrates that the potential for pressure from
the large allocations in the north of the City (such as ST8 and ST14) may need to be reduced
in relation to their housing delivery.

It is evident from the above that the housing land supply within the City is highly constrained
without Green Belt release, even on CYC’s own flawed approach to assessing housing need.
If the SM2 is adopted the scale of housing need beyond the urban area is, therefore, much
greater.
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3.21

3.22

3.23

3.24

3.25

3.26

Trajectory for ST15

In the representations to the Proposed Modifications (June 2019), LDP demonstrated that the
housing delivery trajectory for ST15 was overly ambitious, even if the allocation was proven to
be deliverable (which LDP consider it is not). This was primarily on the basis that delivery of
ST15 was affected by the fact that the proposed A64 junction would need to be in place prior
to the delivery of any homes. On the basis that there is no other proposed access to ST15,
and that those access works could take in the order of 5-6 years to be delivered’s, it is clear
that delivery of housing on ST15 would be considerably delayed compared to CYC’s
assumptions.

Whilst in CYC'’s latest trajectory (EX/CYC/59j) housing delivery for ST15 has been pushed
back to year six of the Plan Period (i.e., 2022/2023) this still remains overly ambitious and in
LDP’s views highly unrealistic. This is on the following basis:

3.22.1 As currently drafted, there is intended to be only a single point of access to serve ST15
(i.e., of the A64) and this would require the delivery of a significant piece of
infrastructure which, from a new junction or for the reasons outlined above, would take
some considerable time to deliver, even if funding from external sources could be
found.

3.22.2 There is no planning permission in place and there is no planning application in the
offing.

3.22.3 ltis unlikely that the emerging Plan will be adopted until 2023.
There is, therefore, no prospect of housing delivery on ST15 by 2023.

In the alternative, Langwith can be accessed from Elvington Lane, is capable of delivering
housing at it's eastern end in the short term, subject only to planning consent Avoiding the
programme, cost and cashflow issues arising from a sole reliance on the proposed A64
Junction.

Appendix 5 of LDP’s representations to the City of York Local Plan Proposed Modifications
(June 2019) (EX/CYC/21b) showed a trajectory for Langwith, which suggested that if the
emerging Plan was adopted in 2020, allowing an appropriate time for planning consent to be
granted (i.e., by 2021), the delivery of housing would begin in 2022 and there would be a build
up of delivery as the site’s infrastructure is put in place. The delivery trajectory previously
presented to the examination representations is reproduced at Appendix 2. Row 4 shows the
delivery trajectory for Langwith, compared to ST15 (assuming it was deliverable) at Row 3.

Whilst the delivery trajectory for Langwith has now changed given the delay in the emerging
Plan, and assuming that the emerging Plan is not adopted until 2023, the delivery trajectory
would be delayed by three years This is demonstrated in Appendix 3. This also demonstrate

6 This does not account for a 5 year moratorium of development of ST15 imposed by the biodiversity
obligations of criterion (vii) of Policy SS13.
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the delayed delivery trajectory for ST15. It is shown that Langwith delivers at a much quicker
rate than ST15, could do, if it is proven deliverable and viable.

Affordable Housing

3.27

3.28

3.29

3.30

LDP made representations during the examination that CYC’s delivery of affordable housing
has been low. It is clear from CYC'’s evidence that there is a strong imperative to deliver new
affordable housing at a significant level in order to address affordable housing need.

In previous representations to the emerging Plan (EX/CYC/21b (page 2187-2328) and
CD014G (pages 358-1059)) LDP demonstrated that Langwith has the potential to deliver over
1,000 affordable homes.

EX/CYC/56 (Affordable Housing Note Final February 2020) suggests that 835 affordable new
homes could be delivered in total on ST15, but only 595 during the Plan Period. However, for
the reasons outlined above, the trajectory for housing delivery, which has consequent impacts
on affordable housing delivery, is overly ambitious and unrealistic and, therefore, this trajectory
purported in EX/CYC/36 is unrealistic. The re-run trajectory in Appendix 3 demonstrates that
ST15 could only deliver 79 affordable housing units during the Plan Period and only 315 by
2038. Conversely, the same Appendix demonstrates that affordable housing delivery at the
rate previously assumed for Langwith would be a minimum of 318 (and possibly up to 399) by
2033 and 597 (up to 720) affordable homes by 2038.

It is clear that Langwith, or a variation of Langwith, will deliver a significantly greater level of
affordable housing than would be achievable on ST15, Which would be more reliable and
predictable .This is important in the case of York where there is a growing affordability gap.

Summary

3.31

It is clear that housing land supply in York’s urban area is finite, and delivery constrained (i.e.
the delivery of housing in the City has been low despite strong market conditions over the past
3 years). Even on CYC'’s flawed OAN, the need to satisfy the City’s housing need outside the
urban area is substantial during the Plan Period, and the period beyond (to allow for an
enduring Green Belt). If the OAN is updated (Appendix 2 of EX/CYC/21b and Appendix 1 of
this report) then that unmet need increases, as it does if SM2 is adopted and will need to be
met outside the City’s urban areas.
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Green Belt Matters

This Section Considers the following documents under consultation:
(EXICYC/59)

(EX/CYC/59a)

(EXICYC/59g)

(EX/CYC/59h)

(EXICYCI37)

Extending the Plan Period

4,1 This Report has already highlighted that by the time the emerging Plan is adopted, a
considerable part of the plan period (i.e. over a third) will already have expired, as a
consequence of the protraction of the emerging Plan’s examination. It is likely that by the time
the emerging Plan is adopted, assuming the Inspectors find it sound, there will only be circa
ten years remaining of the Plan Period. This is contrary to the advice of NPPF1 (and NPPF2)
which recognises that strategic policies should endure for a period of at least 15 years.

4.2 Forthe above reason, there are clear grounds to extend the Plan Period to 2038.

4.3 ltis helpful that CYC have already presented a delivery trajectory in relation to housing land to
2038 and this is a clear basis for understanding the need for any additional housing beyond
that which is currently allocated within the emerging Plan.

Enduring Green Belt Boundary

4.4 It has been demonstrated previously that in order to provide permanence to the Green Belt
boundary, it is necessary for it to endure beyond the plan period.

4.5 At present, CYC have indicated that the Green Belt should endure for a minimum of 20 years
from the start of the plan period (EX/CYC/50). CYC do not intend to “safeguard” land as part
of this emerging Plan and, therefore, it is necessary to ensure that allocations have sufficient
capacity to meet the future development needs, for a period beyond the Plan Period.
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4.6

4.7

4.8

4.9

4.10

Given the delay in the emerging Plan’s examination it is appropriate and sound to extend the
Plan Period to 2038. Consequently, in order to ensure an enduring Green Belt boundary, it is
necessary to ensure that the same boundary accommodates development beyond 2038, and
LDP consider that this should be no less than five years. This would give a 25-year period
from the start of the Plan Period (2017-2043).

It is notable from CYC’s housing trajectory (EX/CYC/59i) that there are three sites identified
for delivery of new homes post 2038. These sites include York Central (ST5), Land to West
of Elvington (ST15) and Imphal Barracks, Fulford Road (ST36).

LDP do not comment specifically on the trajectory of the sites other than ST15 (see Section 3
for the commentary on the trajectory for ST15).

The totality of the capacity of ST5 and ST36, post 2038 is limited to 572 homes. This would
represent only one year’s supply against CYC’s assessment of their annual housing need
(EX/CYC/43a). It would be much less than the annual housing need identified by SM2 (which
is 1013 dwellings).

It is clear from CYC'’s trajectory, that if the Plan Period is extended to 2038, and a period of
Green Belt boundary endurance is applied, there is a need to allocate further land. It is the
case of LDP that Langwith (or a variation of it) presents a sound and appropriate opportunity
to meet both the short term and longer-term housing needs of the City, as it has the prospect
of yielding a significantly greater number of homes (including affordable homes) than could be
delivered by the existing draft allocation (ST15).

The Approach to delivering the Green Belt Compactness (EX/CYC/59)

4.11

412

4.13

414

CYC have sought to clarify the Green Belt methodology and the approach to defining Green
Belt (EX/CYC/59). and LDP have the following observations on the methodology, including the
concept of compactness.

CYC clarify in EX/CYC/59 that of the five Green Belt purposes, Purpose 2and Purpose 5 are
of less relevance to York, and that Purpose 4, (historic character and setting or York), 1
(prevents sprawl) and 3 (protecting the countryside from encroachment) are appropriate in
examining the general extent of the Green Belt and justifying the detailed Green Belt
boundaries see (see paragraph 5.10 of EX/CYC/59).

CD103 and EX/CYC/59 recognise the six principal characteristics of the historic environment
and special qualities of York include amongst a number of matters, the City’s compactness.
That is however, in relation to York itself, and not the surrounding settlements.

Section 8 of EX/CYC/59, which deals with defining the boundary of the Green Belt and the
“key drivers” for such, prays in aid of the Heritage Topic Paper (SD103). It recognises the
importance of keeping land permanently open in those cases where it is necessary to protect
the special character and historic setting of York. It does not purport to require all land to remain
permanently open in the administrative area of York, as not all land contributes to its setting.
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4,15 Whilst SD103 demonstrates that the compactness of York is an important heritage
characteristic, this relates to the York settlement itself as outlined above. Notably, this relates
to the concentric form of the main urban area (paragraph 8.20 of EX/CYC/59) which is a bi-
product of the history of York (and, in particular, was a factor in creating a defendable City).
This historical form of a densely populated urban core, close to open areas which lead out into
the wider countryside is a key historic characteristic of the City. This is confirmed in the
EX/CYC/59 at paragraphs 5.20 and 5.40.

4.16 However, the concentric nature of the City itself is not reflected in the smaller settlements that
surround York. In fact, these settlements are more linear in form, and are a notable
characteristic of North Yorkshire villages. This is evidenced in Figure 4.1 below.
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4.17

4.18

4.19

4.20

Figure 4.1: Linear Settlements of the Vale of York
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Consequently, it is LDP’s view that the application of “compactness” as one of the tests for
determining Green Belt boundaries for allocations should be applied differently to that of the
main urban area of York. That is to say, it is not necessary for new freestanding settlements
to be drawn up as a concentric form, and in fact as such that would be uncharacteristic of the
settlements which surround York, which are linear.

Compactness does not necessarily mean a largely concentric form of development but, more
so, a form that is self-contained. It is demonstrated in the previous Representations by LDP
EX/CYC/21b (page 2187-2328) and CD014G (pages 358-1059)) that Langwith can be
carefully designed to provide strong and identifiable boundaries, which are well defined and
capable of containing development in an appropriate manner without causing harm to the main
purposes of York’s Green Belt.

Itis LDP’s view that CYC'’s reference to the compactness of the villages (see paragraph 8.23
of EX/CYC/59 is recognising the need for them to be self-contained within a wider landscape
setting, rather than in a concentric form.

For the reasons that have already been set out in previous evidence by LDP, and in this Report,
it is important that the geographic scope of the new villages in the south east of the City need
to be set in the context of setting a permanent Green Belt boundary that is capable of meeting
the City’s housing needs, and that it should be set for an enduring period (i.e. at least 5 years
post the plan period, (which LDP suggest should be extended 2038).

Quod | Representations to City of York Local Plan | Response to Consultation on Key Evidence and Supporting Documentation (May 2021) | July 2021 24



4.21 More so, the need for housing should be based on a much higher need, and LDP respectfully
suggest for the reasons outlined in this Report that housing need should be through reference
to the SM2 figure rather than the outdated NPPF1 requirement figure (leaving aside the view
that CYC’s assessment is in any event too low).

4.22 Furthermore, the allocation needs to show that it is viable and deliverable', although at this
stage is expected that the Inspectors will only be able to fully judge this matter later in the
examination of this Plan when it comes to site specific considerations.

Assessment of the New Green Belt Boundary for a New Settlement in the South East
of York

4.23 As part of the previous Representations by LDP (EX/CYC/21b (page 2187-2328) and CD014G
(pages 358-1059)) demonstrated the appropriateness of Langwith in relation to the setting
and defining of a strong Green Belt boundary. This assessment adopted the Council’s
proforma approach that had been used by the Council in their previous Green Belt analysis
(TP1 and EX/CYC/18). Following the recent clarifications to the methodology and the
approach to defining Green Belt boundaries (EX/CYC/59) , Quod have reviewed their previous
analysis (contained in LDP’s Representations at (EX/CYC/21b (page 2187-2328) and CD014G
(pages 358-1059)) and adopted the same approach as contained in EX/CYC/59g to
demonstrate how Langwith performs against CYC’s clarified assessment. This is contained at
Appendix 4.

Evidence of ST15

4.24 Whilst LDP do not wish to make any specific comments on the audit trail of sites (35-100 ha)
(EX/CYC/37) specifically, this document is helpful in understanding the various iterations and
considerations of a new settlement in south east York and, when considered against the
Sustainability Assessment (EX/CYC/62) and the evidence presented by LDP as part of the
previous reports, it is clear that Langwith is a sustainable allocation.

Summary

4.25 It is important for the emerging Plan to set a Green Belt boundary that endures beyond the
Plan Period, and which is capable of meeting the City’s development needs beyond that period.

4.26 The Plan Period needs to cover a period of at least 15 years, and given that 6 years of the
Plan Period is likely to have expired by the time this emerging Plan is adopted, then the Plan
Period should be extended to 2038.

4.27 Given the scale of housing need that is to be addressed, it is important that sufficient land is
allocated outside York’s urban area to meet the need that will arise within the timeframes
relevant to the emerging Local Plan given the finite supply in the City itself due to the heritage
constraints.

7 Paragraph 1.73 of NPPF1

Quod | Representations to City of York Local Plan | Response to Consultation on Key Evidence and Supporting Documentation (May 2021) | July 2021 25



4,28 The Green Belt methodology clarifications in EX/CYC/59 refers to the concept of
‘compactness” in the case of development within York itself. Whilst it is mentioned in relation
to the existing villages (and freestanding new settlements proposed).,this concept is however
one of ensuring self-containment rather than necessarily a concentric form of development. A
concentric form of development is only relevant in that case of the City of York’s urban area
itself due to it's historic development patterns.

4.29 In assessing the Green Belt boundary of the new settlement in the south east of York, it is
demonstrated that Langwith (or a variation of it) would satisfy the three key purposes for setting
York’s Green Belt (i.e. purposes 4,1 and 3).
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Sustainability (Including HRA and SFRA)

This Section Considers the following documents under consultation:
(EXICYCI/61)

(EX/CYC/45)

(EXICYC/45a)

(EXICYCI62)

HRA

5.1 Inreviewing the HRA, and the supporting Sustainable Appraisal (EX/CYC/45 and EX/CYC/62)
respectively LDP note that ST15 will have no adverse effect Strasall Common SPA, and the
case of no impact on the Lower Derwent Special Protection Area (SPA) so long as
modifications are made to Policies SS13 (and consequently ST15) and Policy G12 (and
allocation 0S10).

5.2 Notably, LDP support the proposition that development of a new settlement in this area should
not proceed without establishing of an appropriate ecological mitigation area, although for the
reasons outlined in (previous representations to the Regulation 19 Plan) it is not necessary for
the ecologic mitigation to come forward five years clear of any development taking place.

5.3 This mitigation is important in not only controlling the potential impacts to the SPA, but in
mitigating the direct impacts to the Elvington Airfield Site of importance for Nature Conservation
(SINC) and potential indirect impacts to nearby Heslington Tillmire Site of Special Scientific
Interest (SSSI).

5.4 It is LDP’s ecological advisors (Environment Bank) view that the same conclusions can be
drawn for the Langwith proposals, or a variation of it. Notably, development of a new settlement
in this area, either as currently drawn (ST15, or Langwith) is capable of being appropriately
mitigated.
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Strategic Flood Risk Assessment

5.5 LDP’s engineers have reviewed the SFRA, and there are no specific comments to make on its
findings, other than to note that it concludes that there are no strategic sites that are within
Flood Zone 2 and 3 that are not capable of being delivering from a flood risk / drainage
perspective. Whilst the SFRA suggests that ST15 includes a small area of Flood Zone 2 and
3, this in the very northern extremity of ST15 and previous more detailed flood modelling in
support of earlier representations showed this is less extensive than suggested by the high-
level mapping in the SFRA. Furthermore, any limited localised flood risk within ST15 is entirely
capable of being mitigated through careful masterplanning in those areas, especially given that
there is an anticipation of a significant level of open space within the allocation. This would
similarly apply to the Langwith proposals.
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Proposed Modifications

This Section Considers the following documents under consultation:

1. (EXICYC/58)

6.1 LDP comment as follows on the specific Polices and their Proposed Modifications.

Whole Plan Reference Change - “Post Plan Period” and “Plan Period” (CYC’s PM47
and PM48)

6.2 In light of the need to extend the “Plan Period” to 2038 and a minimum period of five years
thereafter for the “Post Plan Period” for enduring Green Belt purposes, it is respectfully
requested that the Plan Period and Post Plan Period are clarified as being:
= Plan Period — 2017-2038
. Post Plan Period — 2038-2043

6.3 The above changes should be traced throughout the emerging Plan.

Policy SS1 (CYC’s PM49 — PM 55)

6.4 In light of the Representations and observations in the previous Sections of this report, and
previous evidence by LDP, we respectfully request the following modifications to Policy SS1:

6.4.1 Extended Plan Period to 2037/2038 (maintaining a start to the Plan Period of 2017).
6.4.2 In order to ensure Green Belt permanence beyond the Plan Period, sufficient land
should be allocated for development to meet a further minimum period of five years

after the end of the Plan Period (i.e., 2042/2043).

6.4.3 Deliver a minimum average net provision of 1013 dwellings per annum over the Plan
Period, based on SM2.

6.4.4 Set a minimum housing requirement for the City of 21,273 new homes during the
concluded Plan Period up to 2038.

6.4.5 To identify a requirement for a further 5065 new homes, post the Plan Period (for a
period of 5 years).

6.5 In conjunction with the above, corresponding changes are necessary to the Explanation of the
Policy.
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Policy H1 (CYC’s PM62 — PM65)

6.6 In light of previously Representations and matters reconfirmed in these Representations, the
allocation of ST15 should be modified, including increasing its site size estimated yield) and
estimated phasing (as referenced in Application 13 of LDP’s representations to Regulation 19
draft Local Plan).

6.7 In light of the above, subsequent changes will be required to the Explanation to the Policy.

Policy SS13 (PM9, PM10 and PM11)

6.8 We respectfully request that the amendments to Policy SS13 previously suggested by LDP
should be adopted (EX/CYC/21b page 2212). Notably and specifically in relation to the matters
previously being consulted upon the following matters should be included within the Proposed
Modifications (EX/CYC/58) in relation to SS13:

6.8.1

6.8.2

6.8.3

6.8.4

6.8.5

Increase the housing yield, and delivery trajectory in the first part of the Policy.
Extend the boundary of the allocation to match that of Langwith.

Modify Criterion (VII) to remove the requirement for ecological mitigation and
compensation measures “five years prior to the commencement of any development’.

Modify Criterion (XII) to recognise that a second access via Elvington Lane is essential
to enable delivery of the new settlement.

In respect of the Proposed Modifications (Pm9, 10 and 11), LDP make no comments.
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Appendix 1

York Housing Need 2021 Update (Understanding Data)




For Langwith Development Partnership in support of
representations on the City of York NEW LOCAL PLAN
PROPOSED MODIFICATIONS AND EVIDENCE BASE

CONSULTATION

UNDERSTANDINGDATA

YORK HOUSING

NEED 2021
UPDATE

York’s Council Plan states:

“Currently, York’s housing market is
characterised by high demand and
low supply, which pushes up house
prices and rents above the regional
average, creating a challenging
environment for York residents.”

York has experienced:

A considerable slowing of
population growth, likely linked to
the factors below.

It costs from 35% for a 1 bed to
42% more to rent a property in York
than the regional average.

Total rental costs range from
£8,000 to £16,000 (1 and 4 or more
bed) per annum.

There has been a net gain of 3
rented affordable stock, (2013-20)
from 480 Right to Buy losses and
483 additional affordable rented
stock.

House prices in York are the 2"
highest in the Yorkshire and
Humber region, and the 3™ highest
across the 72 LAs of the northern
regions.

It is however performing well across
a range of economic indicators and
has ambitious and transformational
plans for further economic growth.
These prospects are not reflected in
the evidence behind the Local Plan.
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Background

1. Understanding Data were asked by Langwith Development Partnership to comment
on the latest evidence the City of York Council are relying on to underpin their Housing
target and the associated understanding of housing need, and related housing market
pressures, demographic change and economic prospects in York.

2. The two main documents that are reviewed are:

EX/CYC/29 Economic Outlook &
EX/CYC/43a Housing need update

3. These are part of the current City of York New Local Plan Proposed Modifications
and Evidence Base Consultation running from Tuesday 25 May and Wednesday 7 July
2021.

4, Understanding Data has prepared previous supporting evidence and document
review, included as part of Langwith Development Partnership’s submissions and
Examination appearance in Dec 2019:

UNDERSTANDING HOUSING NEED IN YORK

A critique of 2019 Housing Needs Update by GL Hearn for City of York Council, a
review of Local Plan examination findings over the use of the 2016 based household
projections, and an alternative recommendation for the City of York Local Plan OAN.

This was attached as Appendix 15 Review of CYC’s OAN which was part of the
QUOD (378) representations to the Submission Plan consultation in 2018.

5. This paper does not repeat all previous arguments made in the 2019 work, but
updates with the latest available data for context and provides commentary on the evidence.
In part this is because the previous evidence relied on by the City of York Council is still live,
due to the partial nature of the latest evidence that the Council relies on. Reference is made
to key issues raised previously, especially in the light of the latest data.

6. The partial rolling forward of some aspects of the Council’s evidence case makes the
paper trail of what is relevant hard to follow, at times.

Understanding Data has been trading since 2015, and has supported Councils with
demographic, housing and economic analysis and advice throughout the Local Plan process
and at examination at Bradford, Cornwall, East Devon, Basingstoke and Deane, North
Tyneside, Fylde, Barnsley, Welwyn Hatfield, Leeds, Mid Devon and the Isles of Scilly.

In addition, a range of evidence and written and verbal appearances and submissions
around Local Plan evidence papers has been provided for a range of private sector clients
as part of the plan process or examinations in Warwick, Harrogate, South Kesteven, East
Lindsey, Mid Sussex, Stroud and Newark & Sherwood, and in support of community groups
at: Tandridge & North Essex.

Understanding Data has provided expert input to wider project teams for relevant housing
research projects (Leeds SHMA, Isles of Scilly SHMA, Swansea SHMA,) and provided
focused SHMA updates and evidence support, and advice for the Isles of Scilly Council.

Robin Miller, founder of Understanding Data was previously the Corporate Research Lead
for Cornwall Council (2009-15)



Introduction

Clearly there is a wealth of overlapping evidence that sits behind the York plan at this stage
in the process. This paper does not look to repeat previous critique in detail although does
summarise some previously made comments, to show that some of these concerns have
been consistently raised at earlier stages.

What makes this less the last two pieces of Housing Need evidence are only partial in scope
and draw on even earlier work. The origin of the current expression of housing need draws
upon several stages of GL Hearn concluding and the Council accepting that new evidence
supports past work and makes no practical difference to previous conclusions.

However, those conclusions are based on selective consideration of some of the latest
evidence and does not attempt to “join the dots” between three linked issues, only one of
which is addressed in EX/CYC/43a, and even then, in passing. These three issues are that:

York has been experiencing a demographic slowdown in the last decade. The main driver in
this is more young(er) middle aged people leaving York in both years 2018/19 and 2019/20,
than was the case in the early years after 2011. EX/CYC/9(Jan 2019) and EX/CYC/43a
(Sept 2020) do not address this shift or the trends behind

Housing in York is demonstrably more expensive in 2019/20 than it was in 2011, and the
affordability trends have worsened. This is not investigated in EX/CYC/43a and in EX/CYC/9
it was acknowledged that market signals were worsening and justified an uplift. (EX/CYC/9
Para 4.29). However, because the demographic changes have not been investigated in
either GL Hearn report, there is no analysis or investigation as to the extent these two
factors are linked. Worsening affordability for newly forming, or moving households can be a
main factor in people leaving an area to access housing they can afford, or of the right size,
mix tenure etc.

The economic evidence remains flawed and partial. EX/CYC/29 is a document released
during the examination hearings in 2019. There is no confirmation that it informs the York
Economic Strategy that is under preparation, and it undermines the housing need case, as it
projects annual job creation for the Plan period below that the level that EX/CYC/9 and
EX/CYC/43a rely on. However, the approach in EX/CYC/29 is flawed for two reasons. It
does not adequately capture stronger employment generation in recent years, and it still
does not adequately capture the boost to local employment that projects like York Central
will have.

For these reasons this reports starts by reviewing recent trends under these three headings:

¢ Demographic slow down,
e Worsening affordability
e Economic prospects

It then considers in detail issues contained in both EX/CYC/29 and EX/CYC/43a, before
offering pragmatic conclusions that reflect that. ID2a-015015 and 016 which say that local
plans should be informed by the latest data and also that, what matters with new data is
whether there is a meaningful change.

There have been meaningful changes and the Plan’s evidence is ignoring these. We also
acknowledge that there is always going to be new data available. The issues we raise in this
report however, are only confirmed by data that has become available since September
2020 (the publication of EX/CYC/43a) — they are not new since that date. The demographic,
housing and economic evidence that CYC fail to properly take into account and plan for have
been increasingly clear since 2015/16.



Part 1 Demographic slowdown

7. Parts 1 to 3 of this document summarise the latest available relevant data and set out
the main challenges and opportunities that the Local Plan evidence base should be
responding to.

8. The City of York Council (CYC) area has an estimated population® of 210, 618 in
2019. The 2020 estimates released on 25" June 2021, show some impacts from the Covid
19 pandemic?, covering the period up to June 2020. They do not show changes to the trend
of a slowdown on population growth, that has been emerging since 2011.

9. The annual population change for York is shown below.

Figure 1. Annual Population Change York
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10. The population in York has grown since 1995. In six individual years, the population
grew by over 2,000 people, in 2003/04, with a peak of an additional 2,683 people, and then
between 2009-11 (2,672 and 2,713 people), in 2012/13 (2,646) and 2014/15 (2,130).
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11. The population increase in 2018/19 was the lowest since 1996/97, at 725, and in
2019/20 lower again at 394.

12. Annual population change responds to the wider economic cycles, and is a
combination of the relationship between migration, moves in and out of the area from people
across the UK and internationally, and the relationship between the number of births and
deaths, which in turn reflects the age structure of the area (an area with higher percentages
of older people would be expected to have increasing numbers of deaths). To explain the

' Office for National Statistics Mid Year Population Estimates
2 Events that affected the components of population change and that feed into the population estimates include:
« a “first wave” of deaths from the coronavirus pandemic occurred during the period up to June 2020.
. moving home within the UK became more difficult from 23 March 2020, however, many moves for study had already
occurred before the pandemic.
« international immigration became more difficult, with the Foreign and Commonwealth Office advising against
overseas travel from 17 March 2020.
. areas with the other populations we measure, such as prisoners or members of armed forces, had fewer people
joining those populations in the months up to June 2020.



slow down in population growth in York, the following paragraphs explore both methodology
(paragraphs 13-14) and recent demographic trends(paragraphs 15-27).

13. The population estimates reflect the prevailing methodology used to produce them by
the Office for National Statistics (ONS). The most recent significant change was related to
how internal migration moves were captured and included a change in how the movement of
graduates, post graduation was assessed. These changes have had an impact on the
estimation of internal migration. ONS intend in 2022 or 2023, to revise the population
estimates for 2012 to 2020 to be consistent with population estimates from the 2021 Census.
As part of this back series, they intend to use the improved series of internal migration
estimates, that they introduced in the 2017-19 estimates. The key impacts of this
methodology improvement for York were:

¢ The impact of changing to the new method of dealing with leavers from higher
education is to reduce the netflow of internal migration for York by 254, from 592 to
338.

e The mid-2017 population estimate for York would have been 0.12% higher if the
previous method for accounting for higher education leavers had been used.

¢ The inflow of internal migrants to York increased by 988 (6.7%) from 14,732 to
15,720 because of moving to the new Higher Education Leavers Methodology.

e The outflow of internal migrants from York increased by 1,242 (8.8%) from 14,140 to
15,382 because of moving to new Higher Education Leavers Methodology.

14. While technical, this is important as the scale of these changes do not explain in
themselves, the slowdown in the growth of the York population. Other factors lie behind the
this.

15. There have been some important changes to the recent components of change? for
York.

Figure 2 Summary components of change, York*

mid- mid- mid- mid- mid- mid- mid- mid-  mid- mid-
2011 2012 2013 2014 2015 2016 2017 2018 2019 [ 2020
Population 197783 199567 202113 203654 205784 206920 208163 209893 210618| 211012
Births 2051 2044 1993 2006 1911 1861 1736 1682
Deaths 1768 1814 1719 1846 1806 1849 1872 1826 [HN2058|
Natural Change 237 18250 147 200 62 -11 -90 -376
Internal In 12768 12697 13487 13195 13029
Internal Out 12078 11641 13124 12558 13118 | 15382
Internal Net 690 086N 363 637 -89 338 199

International in | 2330 2571 2784 2963 2510 2398 2832 2799
International Out | 1577 1366 [G6OM 1603 1542 1567 1327 1665
International Net | 753 1205 815 1360 968 831 1505 1134

Special 9 47T 4 -10 20 33 40
Other 1 1 -3 4 -8 4 1

16. The main changes have been due to (net) natural change and net internal migration.

17. There has been a shift from positive natural change (more births than deaths) to
negative natural change (more deaths and births). This would normally represent more

3 As mentioned, and as is typical as part of the post census readjustment of population estimates, the 2012-20 estimates for
York are likely to be revised and adjusted in around 2022-23, which will apply the new methodology for internal migration to
2012-16, but there may be changes to the 2017-20 estimates.

4 Conditional formatting used in this table — shading light to darker colours = low to high values and the left and right bars show
negative and positive change respectively.

5



older people in the population and less young / middle aged people, who would normally be
more likely to start / add to families.

18. Internal Migration trends have changed as well, with both in and out migration
increasing, however, net internal migration has gone from strongly positive, +690 and +1,056
in 2011/12 and 2012/13 to a far lower net gain, with +199 in 2017/18, a net loss in 2018/19
of -360, and a net loss of -1,267 in 2019/20. This represents a -283% shift from 2013/14 to
2019/20. A netloss in this instance represents more people leaving York than moving to it.

19. International migration® has remained a key positive component of overall York®
change. In fact, for 2019/20, if international migration was balanced’, the City of York
population would have declined by 1,652 people. There is some evidence nationally, in
2021, of reduced level of international workers in the UK. If the net international migration
gain for York changed because of these national trends, then York may well see population
actually declining.

20. The available data allows for some further insight into the internal migration patterns
through more detailed analysis. By comparing the internal migration flows by age for
2012/13 (the recent largest net gain) and 2018/19 (the recent lowest — and negative net) it is
possible to see some key age related changes.

Figure 3 Internal Net Migration changes® — highest to lowest recent net overall compared.

Net12/13 Net19/20 Change
0-4 -10 -44 -34
5-9 -20 -15 5
10-14 10 -45 -55
15-19 2830 3203 373
20-24 -1320 -2788 -1468
25-29 -300 -770 -470
30-34 -150 -160 -10
35-39 -20 -74 -54
40-44 10 -102 -112
45-49 30 -98 -128
50-54 -30 -108 -78
55-59 -50 -82 -32
60-64 10 -63 -73
65-69 60 -32 -92
70-74 10 -54 -64
75-79 -10 -1 -1
80-84 20 -6 -26
85-89 0 -16 -16
90+ 10 -2 -12

5 international migration in particular is estimated using multiple data sources; in England and Wales the latest data are not
always available, necessitating the use of averages source Section 16

Population estimates for the UK, England and Wales, Scotland and Northern Ireland - Office for National Statistics (ons.gov.uk)
8 In the period to June 2020, international migration to the UK was higher than in the previous year, in part because of an
increase in students arriving to study in the UK from abroad during this period.

7 Balanced here means net 0, that is in and out international migration match.
8https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/datasets/analysisofpopul
ationestimatestoolforuk




21. The highlighting in the change column shows those ages where there was a
reduction in the net position by age between the recent peak and the most recent year of
data.

22. In 2012/13 nine (out of 19) 5-year cohorts showed a net loss for internal migration. In
2019/20 eighteen (out of 19) 5-year age cohorts showed a net loss.

23. The important changes were a large increase in the net loss of 20-24 yr. olds, but
there was an increase in losses for all age groups from the age 25. For those aged 20-44,
the block of younger and younger middle aged people who are often seen as the key “new”
household forming ages, and who, if they lack significant equity, struggle to access finance
when house prices increase. They are competing against (older) ages who are more likely to
have built up greater equity in property.

24, In, out and net migration have all seen changes between 2013 and 2020.

Figure 4 Internal In, Out and Net Compared between 2012/13 and 2019/20

In Out Net
0-4 -136 -102 -34
5-9 -37 42 5
10-14 -13 42 -55
15-19 500 127 373
20-24 |I548 80160 -1468
25-29 213 683 -470
30-34 133 143 -10
35-39 65 119 -54
40-44 -28 84 -112
45-49 -48 70 -128
50-54 26 104 -78
55-59 23 65 -32
60-64 -3 60 -73
65-69 -54 38 -92
70-74 40 94 -64
75-79 44 35 -1
80-84 -1 25 -26
85-89 -21 -5 -16
90+ 7 19 -12

25. The 20-44 age group saw 2114 more people leaving York in 2019/20 compared to
2012/13.

26. While, as shown previously (in Figure 2) there have been increases in the overall
amounts of both in and out migration, there are clear signs that there has been a shift in age
related patterns of movement

27. The final component of demographic change is age. Growth rates for the working
age population (16-64) and younger people (0-15) are considerably lower than the recent
increases in the 65+ population. Any slowdown or, as national trends predict, fall in working
age population has an impact on an area’s ability to support new employment.



Figure 5. Age Changes

2013 2020 2013-20 %

All Ages 202,113 211012 8,899 44
Aged0Oto15 | 32,168 32708 540 1.7
Aged 16 to 64| 134,246 139430 5,184 3.9
Aged 65+ 35,699 38874 3,175 8.9

Demographic Conclusion
The slow down of population is down to three factors.

The first is methodological (paragraph 13) but represent an improvement of how ONS
estimate internal migration changes.

The second is down to the age structure of the area and is in line with national trends, as
population in local area get older there is an increase in the number of deaths. As births
have fallen in York as well this means that natural change in York in now negative, that is
more births than deaths.

The third is due to the changes in internal migration and the switch from a net gain in the
early 2010s to a net loss in the last two years. Internal “in” migration has increased by 17%
from 2019/20 but internal “out” migration has increased by 34%.

If York was experiencing major economic restructuring with large scale job losses, then an
increase in people leaving the area (to find new work) of this scale may be a compelling
explanation. York’s economic performance and employment growth, as Section 3 shows has
been strong.

The age changes from the net migration data (paragraphs 20-26) highlight that the increases
in out migration have been for the age groups most associated with new household
formation, who are most likely to be adversely impacted when affordability worsens, and the
case to adjust housing need assessments to model an increased level of household
formation in this age group was commonly accepted under plans examined under the 2012
NPPF.

It is reasonable to conclude that the main factor in York’s population slow down is the
increase in out migration, predominantly of younger working age people. It is equally
reasonable to conclude that this is likely to be caused by the significant challenges that
York’s housing market faces in terms of supply and affordability.



Part 2 Housing Market — worsening affordability

28. The issues around the housing crisis nationally and in York are not new and have
been well rehearsed. Earlier versions of the Local Plan highlighted the significant pressures
facing York. It is only the more recent Local Plan evidence that, in essence down plays the
seriousness of the issue by not addressing it.

29. The City of York continues to have a dramatically overheated and unaffordable
housing market. The latest housing need report (EX/CYC/43a Housing need update) does
not to discuss the latest trends, or the severity of the problem. Previous evidence did
however recognise the scale of the challenge, and the current council® plan states:

“Currently, York’s housing market is characterised by high demand and low supply, which
pushes up house prices and rents above the regional average, creating a challenging
environment for York residents.”

30. The latest data and a summing up of the state of play of the wider housing market is
appropriate context for two issues. These are:

e Understanding the demographic changes highlighted in Part 1; and
e Setting the scene for the review of the two evidence reports in Parts 4 and 5 of this
report.

31. Looking first at house prices it is useful to sum up York’s relative ranking and
position, against the 72 Local Authority areas (LAs) which are part of the wider north of
England, this includes all LAs in the North East, the North West and Yorkshire and Humber
regions. York'? has the:

For all properties

3" highest median price at £253,000, and the 3™ highest increase in values since 1995. It
also had the 3" Highest Lower Quartile’ (LQ) price at £201,000.

Semi Detached

2" highest LQ price in 2020 at £219,750

Terraced Houses

2nd highest median price £222,000 and 2™ highest LQ at £193,000
Flats

4" highest median price £170,000 and the 2" highest LQ price £149,500. Manchester has
the highest LQ value at £150,000)

32. There has been a clear shift in house prices by price banding even within the period
since Local Plan preparations began in 2103"2. The table below shows these shifts.

9 https://www.york.gov.uk/downloads/file/2132/council-plan-2019-t0-2023

10 L atest available data to year ending December 2020 from ONS Small Area House Prices Administrative areas

" Lower Quartile is a measure of the middle number between the smallest number in a data set and the value of the median is
the middle number in a set of data.

'2 | ocal Plan Preferred Options and supporting documents were consulted on in summer 2013.



Figure 6 House price banding changes

2013-19

2013 2019 2020 Change
£100,000 and under 34 0.5 0.7 -2.8
£100,001 to 150,000 24.8 6.0 4.3 -18.7
£150,001 to 200,000 22.8 19.8 -9.41
£200,001 to 300,000 26.7 138
£300,001 to 400,000 7.7 17.8 18.9 104
£400,001 to 500,000 3.7 6.4 7.8 2.7
£500,001 to 800,000 1.6 5.0 59 3.4
£800,001 - 1,000,000 0.2 0.6 0.7 0.4
£1,000,000 and over 0.1 0.3 0.9 0.2
Total Sales 3422 3149 2340

33. In the six years between 2013 and 2019 the percentage of sales under £150,000 fell
by 21.5%. This amounted to 756 less sales at this level. Sales between £150,000 and
£200,000 fell by a further 9.1% (375 sales).

34. Sales of properties priced between £200,000 and £400,000 increased between 2013
and 2019 by 23.9%. This amounted to an extra 659 sales. These shifts reinforce starkly the
reality of rising prices in for a six year period.

35. For 2020 and up to the 9" of April 2021, the Land Registry recorded 3,022 house
sales within York. An analysis of these across 2020 and 2021 show a total cumulative sales
value of £893,173,442.

36. There were 23 sales of over £1m, and the overall average was £295,000 across
2020 and 2021

Affordability ratio'®

37. Part of the current assessment of Local Housing Need™ uses a workplace
affordability ratio. This is the relationship between the median earnings and median house
prices of those that live and work in a Local Authority (LA) (or live elsewhere and work in
that LA). Workplace earnings are slightly higher in York than resident based earnings (which
is a measure of those who live in the LA regardless of where they work). This measure is
also available at a Lower Quartile level (see footnote 11 on page 9).

38. York has the 3rd highest LQ ratio across the 72 northern LAs at 9.09. The England
level is 7.15, and the LQ affordability ratio for the Yorkshire and Humber region is only 5.65.

39. Turning to the median measure, York has the 7" highest ratio for the 72 northern LAs
(it was the 13" highest in 2013) at 8.09. The England level is 7.84, and for Yorkshire and
Humberside region it is 5.84.

House Price rentals

40. The Valuation Office and latterly ONS, publish private rental price statistics. In
addition to the high house prices outline above York has high private rental costs.

'3 Data presented for 2020.
4 The term applied by Government to the output of the Standard Method.
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41, York has the 3™ highest private rent prices (for median and LQ) across all 72
northern LAs.

42. The data is broken down by bedroom.

Figure 7 Private Rental levels

Lower Room Studio 1 p 3 4+ All
Quartile

Yorkshire & 325 360 400 475 475 533 475

Humber

York 370 493 600 695 695 800 675
Median

Yorkshire & 368 450 495 575 625 975 575

Humber

York 425 548 668 765 895 1,386 775
Upper Quartile

Yorkshire & 417 450 600 695 750 1,350 720

Humber

York 499 548 725 825 1,020 1,750 895

43. The average rent paid in York in 2020/21 for each category was (per month and
annual):

e Lower Quartile £ 675 / £8,100, from £600 / £7,200 for a 1 bed to £800 / £9,600 for a
4 or more bed property

e Median £775/£9,300, from £668 / £8,106 for a 1 bed to £1,386 / £16,632 for a 4 or
more bed property

e Upper Quartile £895 / £10,740, from £725 /£8,700 for a 1 bed to £1,750/£21,000 for
a 4 bed or more property.

44.  The York dividend'® compared to the regional average is £2,076 pa for a 1 bed, rising
to £4,932 pa for a 4 or more bed rental. This amounts to rents in York being from 35% (1
bed) to 42% (4 bed or more) higher in York.

Affordable Housing Completions

45. The delivery of a range of affordable homes, both for rent and shared owners is
shown in Figure 8 below.

Figure 8 Affordable Homes Delivery '

2013/14 23 22 0 5 50
2014/15 63 25 3 48 139
2015/16 77 32 0 0 109
2016/17 53 16 21 0 90
2017/18 61 13 0 0 74

5 This is the difference in monthly rent between York UA and Yorkshire and Humber region converted to an annual figure.
16 https://www.gov.uk/government/statistical-data-sets/live-tables-on-affordable-housing-supply
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2018/19 36 24 0 0 60

2019/20 93 31 0 0 124
2013-20 406 163 24 53 646
46. There have been 646 additions to the wider affordable housing stock since 2013.

The affordable rent sector has seen an additional 483 properties. However, across this
period there have been 480 Right to Buy Sales in York of social rented properties. Since
2013, the net gain on affordable homes in York has been only 166 units. In terms of rented
social/affordable stock (Social rent plus Affordable rent) the difference between sales of
existing properties under Right to Buy and new stock has been only 3.

Conclusion

York has significant housing market pressures, as the Council acknowledges. For house
prices, rental values, affordability ratios and affordable housing delivery of homes to rent, the
challenges are worsening and the responses from the Plan insufficient. As Section 2 shows,
it is reasonable to conclude that the combination of affordability and supply at the right level,
is leading to more working age people leaving York. Of these people, some will work in York
so these moves would lead to an increase in commuting back into York.
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Part 3 Economic position and prospects

47. There is some clear evidence emerging from the latest Council Plan on the relative
buoyancy of the York economy.

“York'” contributes £5.2bn to the UK’s economy, making the city a key driver in regional
growth. There are over 9,000 businesses in York, an increase of 13% since 2012. Our
workforce has the highest skill level of any northern city with 47.9% of the population
qualified to NVQ L4 or higher. 49% of York’s workforce are classified as working in higher
level occupations, compared to 43% in the region and 47% nationally.”

48. The topics with relevant recent data are: employment and earnings. The broad
descriptions of the York economy from the City of York Council Plan, (quote above) and the
extract below from a Feb 2020 committee report on progress on the York Economic
Strategy, are helpful and good summaries.

Continuing York’s successful growth trajectory'®

“12. The York economy is, in general, doing well. There are more people than ever in work,
with higher levels of productivity than the rest of the region. Our knowledge economy is
strong and growing, and we have the best qualified workforce of any northern city. A key
element of our new Economic Strategy must be to seek to continue this strong performance,
working through Make It York to further build sectoral strengths in rail, financial and
professional services, creative and digital, and biotech. These sectors are highlighted in
proposed changes to the Make It York service level agreement, and also formed the basis of
our economic development brief to the York Central Partnership.

13. Further opportunities will also be sought to work with other partners, including our
Universities, to promote the growth of these sectors. One such opportunity has recently
emerged through a joint initiative between York Science Park, University of York and
Whitecap Consulting. These partners are proposing a feasibility study into the establishment
of a York-based technology accelerator.”

Employment

49, Recent employment trends have been strong, although due to the survey nature of
some sources there can be annual fluctuations. EX/CYC/29 acknowledge this recent strong
performance. Page 19 of this work states:

“According to the BRES data, employment growth over the last few years has been stronger
than was anticipated in 2015. Fig 13 shows that in the years where data is now available
(2014-2018), the number of additional jobs per year created in York reached 1,110 on
average (despite a slight decline in the data in 2018), compared to 810 back in 2015.”

49, This report deals with this issue of high levels of recent employment growth later,
save to note at this stage that the average employment growth for recent years is higher
than the Economic Outlook Paper (EX/CYC/29) projects forward. There are two ways of
showing the extent of recent employment growth. The first is to use Business Register and
Employment Survey (BRES) data which runs from 2015 to 2019. The other source is the
total jobs measure (from the Jobs Density data set) and is more comprehensive, with all self-
employment captured and runs from 2000-19.We note the requirement of PPG Paragraph
018 (Reference ID: 2a-018-20140306) that plan makers should assess the likely change in

17 https://www.york.gov.uk/downloads/file/2132/council-plan-2019-t0-2023

18 Economic Strategy Update.pdf (york.gov.uk)
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job numbers based on past trends and/or economic forecasts, as well as having regard to
the growth of the working age population in the housing market area.

50. The number of new employees from 2015 to 2019 increased by 5,000, or 1,250
averaged across the period. Employment increased by 4,000 or 1,000 across the period.
The Total Jobs measure shows jobs growth of:

e 947 jobs per annum for 2000-19
e 1,100 jobs per annum for 2009-19
e 1,200 jobs per annum for 2014-19.

51. The scale of employment generation achieved by the combination of investments,
sectors and natural assets, the universities, tourism demand boosting the retail and leisure
catchment role for surrounding rural areas, mean that while York still has challenges to
overcome, its employment generating potential is clear.

Earnings

52. Earnings in York (of those who live in York and may work elsewhere, or live and work
in York) increased by 2.4% between 2015-20"° for full time workers. This was the lowest
increase across the 21 LAs in the region. Between 2009-20 residence based earnings
increased by 17.6%, and York was ranked 16" out of 20.

53. Earnings in York on a workplace basis (those living and working in York and those
who live outside the area but work in York) increased by 16.2% for full time workers, the 4™
highest increase. Between 2009-20 the workplace earnings increased by 20.9%, the 7
highest increase in York.

Current Projects

54. While overall, the York economy has been relatively buoyant, there remain local
challenges and the need to consider the future health and robustness of any local economy
within a wider national and international context. The health, social and economic
interruptions and consequences of the Covid pandemic, and the ongoing play out of the
implications of leaving the EU make those challenges clear. A response from the Council
and partners to securing the long term future of the York economy was to develop the York
Central concept.

55. The Council saw?® York Central as fulfilling two main roles, addressing low wages and a
key regeneration opportunity.

“York Central is a 72 hectare (ha) area of land adjacent to the railway station and is one of
the largest brownfield sites in northern England. It provides a huge opportunity for
regeneration and could provide up to 2500 homes and over 100,000 sq. m of Grade A
commercial office space, offering the best chance to address the key problem in York’s
economy — relatively low wage levels, given the high level of skills in the city.”

56. The Council and partners clearly saw the site as a significant boost to the local economy,
quoting (as seen below) the opportunity to grow the economy by 20%.

192020 saw a slight fall in earnings likely to be linked to Covid impacts.
20 https://democracy.york.gov.uk/documents/s101740/Y ork%20Central%20Exec%20December%2015%20Final.pdf Para 1
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Welcome to York Central?®'

“A project of huge ambition, transforming underused land into vibrant and distinctive
residential neighbourhoods, cultural spaces, and a high-quality commercial quarter at the
heart of one of the UK’s most historic and desirable cities. It will power York’s economy into
the future, helping to provide the homes the city needs and grow its economy by 20%.

York Central is the most significant urban expansion in the ancient city of York’s modern
history and currently one of the largest development projects in the UK.”

57. The current outputs expected are:

e 112,000 sq. m of commercial space including high class office accommodation.
e 6,500 jobs.
e £1.16bn to the economy.

58. York’s economy is currently worth £6.3 bn (2020 GVA) and has a total of around
124,000 total jobs. It is important to illustrate what does “grow its economy by 20%” mean in
this context?

59. A 20% increase (over an unspecified period) would either be an uplift to the size of
the economy above existing trends ...or would be a 20% increase to employment, again,
and crucially above trends. The figures associated with these uplifts are set out below to
illustrate the extent of the impact this level of growth could have, and that should be reflected
in any policy on economic forecasts.

60. To calculate these figures the assumptions used are:

York’s economy (as measured by GVA) has grown by 24% since 2015 — 6% a year.
However, the average growth from 2009-19 (which incorporates a slow down
associated with the financial crisis 2008-11) was 2.8% on average, and this growth is
applied to GVA from 2019- 2031 (at 2019 prices, that is with no inflation adjustment),
assuming a ten year period (from 2021) to build out and for York Central to reach the
expected ripple out benefits.

61. York’s economy at this conservative 2.8% annual growth would increase from £6.3
bn in 2019 to £8.6bn in 2031, an increase of 37%. This illustrates a trend growth. Clearly if
growth was maintained at the 6% rate experienced from 2015-19 this would give higher
outputs.

62. A 20% increase on this trend growth (of £2.3bn or 37%) would represent additional
growth of £1.3bn. This illustration matches broadly the £1.16bn figure quoted in the York
Central website.

63. If the 20% was read as an increase to the employment trend, it would be as follows.

64. York has seen employment growth using the Total Jobs measure of 947 per year
(2000-19) and 1,100 a year from 2009-19. The average increase since 2014 has been 1200
jobs.

21 hitp://www.yorkcentral.info/
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Figure 9. Modelling employment impact of York central at 20%.

Period Average Average 20% Implied York
Employment upliftto Central impact
trend on average
employment
201419 1200 240 1440
2009-19 1100 220 1320
2000-19 947 189.4 1136.4
65. This suggests that if current trends continued (three different rates are set out) York

Central would uplift them the between 189 and 240 jobs a year.

66. Of the two scenarios the likely meaning of the 20% uplift is to the wider economic
output. However, both approaches provide useful context for understanding the Dec 2019
Oxford Economic work and the GL Hearn latest Housing need update.

67. The final factor in considering the economic evidence behind the Local Plan is the
awaited York Economic Strategy?? review that is still awaited. The Strategy preparation
process however has confirmed that:

The development of the strategy will seek to:

¢ make future growth more inclusive and give voice to the everyday
lived experience of those who may not have seen the benefits of
York’s economic growth

e build on the success that York has seen in recent years in growing
higher paid jobs, developing our key sites, and working with our
Universities

e respond to the low-carbon commitments of the city, along the
principles of a just transition, as expressed in the Council Plan

e shape a new skills plan for York, built around the future needs of
businesses and residents.

68. The current economic strategy (2016-20) SD070 is part of the examination library.
Given the significant shifts in national regional and economic policy it is a clearly unhelpful
that the new Economic Strategy is not part of the current consultation. This is especially so
for two main reasons. The first is that evidence that is used to support the Plan’s housing
need assessment and ultimately housing target is still using economic forecasts from the
middle of the last decade. It is unclear whether these scenarios are what underpins the
thinking behind the York Economic Strategy update. The second factor is set out by the
Council themselves?,

“We've developed a new economic strategy following a year-long consultation with over 100
business groups, voluntary organisations, educational establishments and entrepreneurs
because our ambitions for York can only be delivered when everyone works together.

Our strategy sits alongside our local planning policy and Council Plan, as well as supporting
work across city boundaries through the Leeds City Region and York, North Yorkshire and
East Riding Local Economic Partnerships.”

22E conomic Strategy Update.pdf (york.gov.uk)
23 https://www.york.gov.uk/performance-policies/york-economic-strateqy/1
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69. Given that the Council saw the 2016-20 Economic Strategy (the reference above is
to this document) as sitting alongside the Local Plan, it would present a more complete
picture of the new economic strategy for it to be considered alongside economic evidence at
this stage in the plan process. While delays to Council workstreams due to the pandemic are
understandable, it remains a key gap, particularly when the latest Oxford Economic work is
considered in more detail, in the following section.

Conclusion

York continues to perform well economically and importantly in employment terms. On top of
this recent performance, it has long established plans in place to significantly boost both
economic output out and employment, through ongoing investments from and with the
Universities, and through key projects such as York Central. The Plan and its supporting
evidence however continue to reflect a less ambitious future for York and is reliant on an out
of date Economic Strategy.
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Part 4 Review and Critique of EX/CYC/29 Economic Outlook

Summary

70. Oxford Economics (OE) undertook an update report covering the economic outlook
and scenario results for the York economy. This work was published in December 2019. It
sets out the York implications of the OE national November 2019 forecast, (the new
baseline) and presents a reprofiled scenario which adjusts employment for key professional,
insurance financial sectors upward by 20% and slows growth in food and accommodation
and retail sectors by 10%.

71. The rationale for this reprofiling is not set out in detail, and while the professional /
financial etc uplift may well be linked to the York Central proposal it is not explicitly stated
that this is the case. The reduction on accommodation and food and retail (and the increases
to the professional sectors) are referenced once, on page 21.

“as the assumptions are applied at the local level in order to align future sectoral trends with
the Strategic Economic Plans for York”

72. It is not clear if this reference is to the relevant (to York) Local Enterprise Partnership
Strategic Economic Plan — The York, North Yorkshire and East Riding Strategic Economic
Plan, which is from 2014, and the Leeds City Region Strategic Economic Plan 2016-36
which is from 2016. Strategic Economic Plans from LEPS have largely been replaced by
Local Industrial Strategies, which in themselves are likely to be replaced by Covid Recovery
/ Levelling up responses.

73. The Reference may be to the York Economic Strategy, which as set out in Part 3
above, a new version (presumably for 2021/2 to 2025) is in preparation. The earlier version
covers 2016-20. The source of the 20% uplift for some sector employment and 10%
reduction is not clear or justified.

74. While this may seem trivial, it fits a pattern of the economic evidence not being fit for
purpose. There are no issues with the assumptions and the reporting of the outcomes from
OE. There is however a clear lack of clarity about what future for York’s economy, the
Council are signed up to and support, and how this influences their approach to the right
housing target to ensure that the area has the working age population to meet future jobs
needs, without an undue reliance on importing commuters to meet increasing employment
demand.

75. There also seems to be a disconnect between the economic evidence and the
housing needs evidence, and a reluctance to model a York specific growth strategy based
on stronger employment growth and the general economy uplift from York Central and other
projects.

76. These issues combined mean that the economic evidence is not fulfilling a meaningful
role in underpinning consideration of future housing needs.

Main issues

77. The key issues from EX/CYC/29 are:

e The report is pre Covid and pre-Brexit actual impacts. As such it would be helpful for
the Council to confirm that they give this report weight going forward. By publishing it
as evidence to be consulted on they presumably do.

e The report does not read across and does not inform the EX/CYC/43a Housing need
update GL Hearn in substance.
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The base dates differ to the both the Plan and EX/CYC/43a

The report takes different views on population and the economy to those in previous
and current GL Hearn housing need work. These are not reconciled by either report.

The report seems to set out results that do not match recent and current actual
employment growth in the area.

The report references York Central — but does not specify the employment (or
economic benefits) expected from this key investment. The only reference is to the
construction boost.

The report applies a more pessimistic national view on the York economy, not a
policy on bottom up growth scenario.

The report has two outputs, the UK wide Oxford Economics November 2019 results,
(compared to previous 2015 Oxford work which led to the GL Hearn 690 jobs figure),
and a reprofiled sector scenario.

The reprofiled scenario sets out the impact of faster growth in professional, scientific
& technical services, financial & insurance and information & communication sectors,
accompanied with lower growth within wholesale & retail trade and accommodation &
food services. There is no assessment of whether this growth includes the York
Central outputs, it is described as following the UK profile of the main scenario apart
from the specific sector changes The reference to explain the reprofiled scenario is
on page 21 of Section 6 and reads:

“The scenario assumes that the UK outlook remains unchanged from the baseline,
as the assumptions are applied at the local level in order to align future sectoral
trends with the Strategic Economic Plans for York. Our detailed assumptions are as
follows: ”

e The North Yorkshire LEP (and Leeds City region LEP) produced a Strategic
Economic Plan in 2014/2016. It is not clear whether this is what is referenced or
whether the City of York Council have a specific York Strategic Economic Plan. This
document if it exists does not appear in the examination library as. The reference
may be to the expected future review/update of the York Economic Strategy.

e The “local growth with some decline” scenario seems to further bake in an
unaspirational view of York’s potential, contrary to the Councils own expectations of
future employment growth through projects like York central.

e The reprofiled scenario sets out a jobs growth of 510 jobs between 2017-38 and the
national UK Nov 19 scenario (baseline) job growth of 450 jobs per annum.

78. If, as seems unlikely, these employment findings from OE are now the City of York
Council's view of the future York economy the following questions are relevant.

¢ Does this forecast consider the transformational nature of the York Central
development?

o Will the Economy Strategy that is in preparation take forward the 510 jobs as its
target?

* Why hasn'’t the Housing needs work reconciled the different approaches to
population, and hence household growth between Ex/CYC/43a and Ex/CYC/29?

19



o If the jobs target for the plan is now 510 rather than 690 what impacts does that have
on York’s already low housing need?

e Does the Council agree with EX/CYC/43a that 510 jobs per year to 2038 represents
a broad corroboration of 650 jobs per year? As per Para 3.2 (of EX/CYC/43a) which
states:

“3.2 The scale of economic growth of 650 jobs was in the submitted local plan and was
further corroborated by the economic forecasting by Oxford Economics published in
December 2019 [EX CYC 29].”

Detailed Issues and Comments
79. Key sections are referenced by page number as there is no paragraph numbering.

80. Pages 2-6 contain commentary on the pre-November 2019 outlook on the UK’s
economy. There is no discussion on, clearly what were at that time events to come, Covid
related economic shocks in 2020 or 2021, or in actual changes following the experienced
impacts of the Brexit process. Does EX/CYC/29 remain a robust outlook for York given these
changes?

81. Page 6 implies difficulties for York maintaining its working age population, aging and
from low migration. One of the factors in this would be ongoing difficulties due to housing
affordability and availability. One way to boost the working age population is to encourage a
greater quantum of new housing with greater range of mix types and prices.

82. Page 10 rightly highlights the fluctuations in the available employment data. This of
course is in part to the survey nature of some of the sources.

“Employment growth in York has been unstable since the 2008 recession, with increases
occurring in only four years over the decade to 2018”

83. Employment data at local authority level is typified by these types of fluctuations, but
measures of output like Gross Value Added (a measure of the size of the economy) tend to
show steadier growth. It may be that it is the sample say of the employment data that varies
— not actual employment. The figures on page 10 for employment in York between 2008-18
do not match published sources, either BRES estimates of employment or total jobs from the
Jobs Density measure.

e Oxford Economic Model Figures for 2018 119400
o BRES Employment 2018 110,000
o Total Jobs measure 2018 124,000

84. Both BRES and Total jobs suggest employment has increased in the post financial
crash period.

85. Part 3 of this report sets out recent employment changes which seem to be
increasing.  OE acknowledge this in Figure 13 on page 19, but do not explain why this
higher “York” growth doesn’t continue in either of the scenarios, falling instead broadly from
1000 jobs a year to 500 jobs a year.

86. The Oxford Economics position seems to suggest an annual average job increase of
240 across 2008-18 (page 10 1%t paragraph).

87. The total jobs measure, a robust source linked to the Inter Departmental Business
register shows an increase of 11,000 total jobs across this same period, or 1100 a year, and
as shown earlier this rate seems to be increasing in recent years (1666 from 2013-19).
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88. These figures are significantly different. The exact sourcing and make up of the
derivation of the OE 240 figure should be clarified.

89. The Top of Page 13 states:

“Population growth in York has remained positive in recent years, buoyed by net inward
migration. The working-age population in York has grown at a similar pace.”

90. The latest 2018/19 data already presented in Part 1 of this report shows this is not
the case, and indeed the last 5 years have seen lower growth than previous periods across
the last 20 years.

91. Population change remaining positive is a low bar for a city with the aspirations and
potential of York. It is significantly underperforming in terms of robust working age led
population growth.

92. Actual population change in York over the last 3 years is 572 lower per year than the
average over the 2008-19 period. This is a fundamental component of understanding the
dynamics between population and housing provision, and employment prospects.

93. Population growth in York has been “boosted” by significant increases in the 65 plus
age group. Working age population growth since 2008 was 8.6% lower than the total
population growth of 10.4%. The last 3 years have seen working age population growth on
average of 268 less people than the 11 year average from 2008-19.

94, Page 13, 2" paragraph states:

“Recently, growth has been driven by net inward migration, and, to a smaller extent, positive
natural change (when the number of births in the area is higher than the number of deaths).”

95. As Part 1 of this report shows the in 2018/19 both internal net migration and natural
change were negative compared to previous positive gains:

¢ Net internal migration averaged at plus 662 for 2011 to 2015. From 2015 to 2019 it
has averaged 20.

e Natural change for the same periods fell from 264 per annum to 40 per annum.

¢ Net international migration has remained broadly constant increasing by 76 people
per annum across these two periods.

¢ Natural change slowed considerably in 2015/16 and net internal migration turned
negative in 2014/15. This data will have been available in late 2019.

96. Page 19 notes that stronger employment performance has taken place (for the period
2014-18 at 1100 a year), it is not clear why this data does not provide a greater boost to
expected employment in the 2020s at the very least. Why would this growth slow in the
modelling other than national assumptions?

97. The interpretation of the demographic trends does not reflect what has been
happening.

98. EX/CYC/43a should have explored the consequences of the comments on Page 13
of EX/CYC/29 about the 2016 and 2018 projections. The discussion about differing
approaches should be addressed by the Council to explain how these different approaches
can be reconciled between the two pieces of their evidence.
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99. Section 6 (page 21) introduces the results for the Reprofiled Sectoral Growth
scenario.

“Our detailed assumptions are as follows:

* 20% higher growth than the baseline projections within professional services, financial &
insurance, and information & communication

* 10% lower growth than the baseline projections within wholesale & retail trade and
accommodation & food services”

100. The 20% growth would seem to be linked, although it is not directly stated, with the
York Central development. There is not a justification or explanation given for why there is
lower growth in wholesale, retail and accommodation and food services specific to York.

101. If these were national trend there is no discussion of why this is relevant to York.
Indeed, the latest available national data, show a decline in financial employment and
increases in food and accommodation. York has seen a greater increase in food and
accommodation business from 2009 — 2019 than the UK and England, and this sector is
over represented, that is has a greater share than England and the UK.

102. Both food and accommodation and retail are key components of the York offer to
visitors and tourists, as well as a large city with a rural hinterland. It does not seem credible
without reasoned evidence to model this reduction.

103. If the reprofiled scenario (with these two specific changes to the updated baseline)
are a means to model the York Central impact it should be showing the impact of this, as the
Council state®:

“It will power York’s economy into the future, helping to provide the homes the city needs
and grow its economy by 20%.

York Central is the most significant urban expansion in the ancient city of York’s modern
history and currently one of the largest development projects in the UK”.

This would need to be read as over and above any prevailing growth trends.
104.  The key outputs from EX/CYC/29 are recreated for reference below.
GVA

2017 2038 Change %
Baseline 5309 6929 1620 30.5
National
Reprofiled 5309 7030 1721 32.4
Data from
e Fig3 2017 GVA
e Fig15 2038 GVA and % Increase
e Changein £ Calculated for this report
Employment
2017 2038 Change % Annual
Baseline 119531 129062 9531 7.97 454
National
Reprofiled 119531 130311 10780 9.02 513

Data from or calculated from Fig 16

2 http://www.yorkcentral.info/
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105. The annual figures quoted in the OE document are rounded and appear as 450 and
510 jobs per annum.

106. As annual increases this means the baseline sets out a view that employment
growth is considerably lower than current recent trends. This work does not provide a policy
on or positive view of the future performance of the York economy in line with Council’s
correct reading of the strength of the local economy or to test out the major impacts
expected from York Central.

107. More importantly it does not provide an alternative consistent view to enable the
assessment of the extent to which the Plan’s housing target needs to change to
accommodate future economic growth.

108. The work models the impact of national trends. It doesn’t however ask or answer the
question about whether local projects (York Central) and trends provide a “growth plus”
scenario which should inform discussions about future housing need, and the need to
provide affordable and available dwellings to maintain or grow the local working age
population. It does not provide, and presumably wasn’t asked to provide a positive “growth”
scenario, or a specific York Central scenario with its 20% growth central benefit.

23



Part 5 Review and Critique of EX/CYC/43a Housing need update

Summary

109. The latest Housing Needs update which is already somewhat dated considers the
impact of the 2018 projections. It does not comment or provide an update on the worsening
affordability issues in York. .

110.  However, while it tests some of the assumptions behind the jobs target from
previous work of 650 jobs per year, the Housing Need update report does not test or
challenge the lower jobs targets that are the main findings of EX/CYC/29 directly, only
offering the conclusion that 650 jobs is corroborated by an employment forecast of 450 to
510 jobs per year.

111.  The OE work EX/CYC/29 also highlights that job creation in the 2014-18 was over
1,000 a year. This broadly matches available published data and given the economic
potential of York and the impacts of the transformational York Central development, and the
Governments Levelling Up agenda, means that the consideration of the Housing Need
implications of current economic prospects is seriously flawed and not backed up by either
the OE work or York’s recent employment performance. It, in effect represents, planning for
less growth than York is capable of.

Main messages
112.  GL HEARN state at:

“3.2 The scale of economic growth of 650 jobs was in the submitted local plan and was
further corroborated by the economic forecasting by Oxford Economics published in
December 2019 [EX CYC 29].”

113. The OE work EX/CYC/29 dated Dec 2019 considers a baseline output of 450 jobs
per year (2017-38) and a refined scenario of 510 jobs for the same period. This does not
seem to be corroboration of 650 but a significant reduction.

114. The OE work EX/CYC/29 also highlights that job creation in the 2014-18 was over
1000 a year. This broadly matches available published data and given the economic
potential of York and the impacts of the transformational York Central development, and the
Governments Levelling Up agenda, means that the consideration of the Housing Need
implications of current economic prospects is seriously flawed and not backed up by either
the OE work or York’s recent employment performance. It, in effect represents, planning for
less growth than York is capable of.

115. The trends and factors behind the slow down in York’s population growth are not
addressed — other than an acknowledgement that estimates exist that run to 2019. This
should have been a material check on the sense of the housing need conclusions in
EX/CYC/43a.

116. Given the extent of the seriousness of unaffordability in York has been addressed in
previous iterations of the housing evidence work, it is an omission to not test whether
matters are materially worse. This is especially so given the drop in employment forecast in
EX/CYC/29. EX/CYC/43a states on page 17:

*5.7 We have not updated market signals for the City however given the extent of the
economic need and the uplift this entails from the demographic starting point a further uplift
would not be merited.”

117.  Given the material evidence that since the City of York Local plan process began in
2013 the affordability metrics for York have severely worsened it is highly unusual in
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Understanding Data’s experience to not assess the extent of this. The relevant regulations
that sit behind the submission and examination of the plan do not specify that it is an either
or adjustment between economic led adjustments to ensure the working age population can
meet expected job growth and the need to adjust for affordability issues. These two issues
are different and need to be considered jointly.

118. On page 18, EX/CYC/43a continues:

“5.8 To conclude, the housing need in the City has not changed materially since the last
assessment in January 2019. The previous report identified a need for 790 dpa and the
economic-led need within this report is as high as 788 dpa. There is, therefore, no need for
the Council to move away from their current position based on this new data.”

119. The housing need is materially worse. Population has slowed considerably.
Affordability has worsened. The political agenda has shifted even more fully to a standard
method (York housing need would be 1013 dpa). Covid and Brexit have exacerbated an
agenda around levelling up and growth. The latest OE report undermines the GL Hearn
reports reliance on 690 jobs, by setting out a range of employment provision of between 450
and 510 jobs. It is argued that the circumstances that influence, and the likely direct
assessments of housing need have changed significantly, and all coalesce to suggest that
the need should be higher than 870 dpa.

Detailed Issues and Comments
Section 1 INTRODUCTION

“1.1 The latest set of (2018-based) Sub-National Population Projections (SNPP) were
published by the Office for National Statistics (ONS) in March 2020. Drawing from these, in
June 2020, ONS published the 2018-based Sub-National Household Projections (SNHP).
This report seeks to assess the impact on housing need in the City of York as a result of the
latest Household Projections”.

120. EX/CYC/43a does not seek to critically assess the housing need implications or
balance between the latest Economic forecasts results and the future working age
population of the area, instead noting,

“3.2 The scale of economic growth of 650 jobs was in the submitted local plan and was
further corroborated by the economic forecasting by Oxford Economics published in
December 2019 [EX CYC 29]".

121. Itis noted that the report does not set out to address the worsening affordability
problems in York:

“5.7 We have not updated market signals for the City however given the extent of the
economic need and the uplift this entails from the demographic starting point a further uplift
would not be merited. For example, for the Plan period, the economic-led need of 779dpa is
157% higher than the demographic starting point of 302 dpa.”

Section 2 DEMOGRAPHICS

“2.1 According to the Office for National Statistics (ONS), the latest Mid-Year Population
Estimate for the City of York was 210,618 in 2019”

122. The report notes the 2019 population but does not discuss or explore that the
2018/19 increase has been the lowest annual population change since 1996. There have
been clear downward trends in demographic change since 2011, while the New Local Plan
for York has been under preparation.
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123. The sections on the 2018 projections are largely factual. What is lacking is discussion
that would reasonably draw conclusions that the affordability and supply issues in York are
linked to the falling population growth, and that, by choosing to use household projections
that increasingly pick up this slow down of growth as the basis for predicting future housing
need York is not planning for the level of growth that is required to tackle the very issues that
causing that slowdown in both population and household formation. While the older 2014
projections provide the more aspirational match to increasing housing supply (compared to
generally lower outcomes from the 2016 and 2018 projections) from the Government’s
perspective, the CYC Local Plan, and its evidence continue to avoid the demographic and
affordability challenge that recent data provides.

124. The assessment of the shorter term migration (2 years) data behind the 2018
projections is fair and is clearly a change from earlier projections which used 5 or 6 years of
data to provide the input to reflect the key role that migration plays in influencing the nature
and total population change in areas. What ONS are very clear about is they view the
methodological changes 2017-19 mid year population estimates as clear improvements over
the way internal migration was calculated for the 2012-16 period. Therefore the 2018
projections use the, at that point “improved” 2 years of available data as the reference period
for internal migration. It is also why ONS are committed to revising historic population
estimates for 2012-16 with the new migration estimation methodology as part of the
expected 2012-2020 revisions to population following the availability of 2021 Census results.

“2.21 In examining the demographic trends nationally there are clear issues with focussing on
the principal variant which draws on just two years’ worth of data to project trends. This is
acknowledged by ONS themselves and there is, therefore, some merit in looking at longer-term
trends.

2.22 We would, therefore, see the variant migration scenarios as being the more suitable to use
for York. However, this is all largely academic as demographic housing need as the following
chapter sets out is lower than the economic led housing need.”

Section 3 ECONOMIC LED HOUSING NEED

“3.2 The scale of economic growth of 650 jobs was in the submitted local plan and was
further corroborated by the economic forecasting by Oxford Economics published in
December 2019 [EX CYC 29]. It was previously calculated that this needed 790 homes per
annum to support it. This note has not sought to update the economic growth assessment
but this chapter examines the impact of newer data on the economic-led housing need.”

The 650 jobs figure.

125. The scale of economic growth that sits behind the submitted local plan and the recent
housing need papers, EX/CYC/9 2019 and by default EX/CYC/43a rely on a job forecast that
was contained in the Employment Land Review (SD063) in 2017. The Oxford Economics
forecast (OE2) that set out future employment growth levels of 650 per annum was itself
produced in 2016.

126. The ELR update (SD063) states: “5.1...As set out in this ELR Update, the Experian
(REM) model broadly supports the original growth projections included in the OE 2015
model.”

127. The REM forecast that ELR SD063 references was for 806 j.p.a between 2015-31 —
OE scenario 2 was for 650 j.p.a between 2014-31. The difference is 156 jobs annually. This
difference does not qualifies as broadly supporting.
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128. In a similar fashion the further corroboration mentioned in EX/CYC/43a (para 3.2)
between the earlier OE2 650 jobs and the 2019 (EX/CYC/9) results are as follows.

e OE2-SD063 and EX/CYC/9 - 650 jobs per annum

o EX/CYC/29 sets out two different jobs totals and doesn’t recommend one over the
other. The annual totals for 2017-2038 are for 454 and 513 jobs (baseline and
reprofiled scenario). That is 30.2% and 21% lower respectively than the 650 jobs that
EX/CYC/43a says is still a relevant total. Unless there is some missing
documentation/evidence from the Council | think it is reasonable that most people
would not see 454 and 513 jobs per years as corroborating 650 jobs.

“3.5 We have not examined the economic need associated with historic employment growth
as the accommodation has already been provided to support that growth. We have therefore
focussed on the economic-led need required to support 650 jobs per annum for the period
2019-33 and 2019-37 with the interim period to 2019 taken from published in MYE.”

129. The very historic employment growth that EX/CYC 43a references in paragraph 3.5
is set out previously and shows employment growth of up to and over 1000 a year. The fact
that population growth has slowed during this period would suggest that the (housing)
accommodation has not been provided to match this growth and that it is likely that there are
increases of in commuting from outside the area to jobs within York.

130. The 2019 employment forecasts (EX/CYC/29):

¢ Do not reflect Covid pandemic economic shocks, or the actual Brexit challenges
since the withdrawal agreement came into place.

e They do not model the impact of York Central —a 20% boost to York’s economy.

e They reflect national (November 2019) OE forecasts applied to a mix of Yorkshire
and Humber regional and York UA specific data.

o They apply a 20% uplift to sectors which could be considered and a 10% decline to
retail, and food and accommodation that are key York sectors.

131.  They do not provide an up to date trend based view of the York economy, and more
importantly do not provide a growth / aspirational scenario which reflects York’s economic
strength, and the weight that the Council and LEP place York Central.

132.  As aresult of this the exploration within EX/CYC/43a does not take into account the
relevant understanding of economic potential, does not consider a likely jobs forecast that
reflects employment creation that has been around 1,000 a year recently, and does not
consider the population or household and housing implications of developments such as
York Central.

133.  In the absence of these factors, the York housing need figure remains unduly
influenced by a 2016 employment forecast. In conjunction with the ongoing choice to base
the starting point on projections that are based on reducing and lower population growth,
rather than the Government mandated 2014 set of projections, the economic material behind
the Plan’s assessment of housing need and its subsequent housing target is flawed, out of
date and not credible against recent trends or known future investments.

Section 4 STANDARD METHOD FOR ASSESSING HOUSING NEED

134.  This section sets out the 2017 Standard method workings (with a local housing need
of 1026), the proposed method which incorporated a housing stock element and was
somewhat erroneously referred to as the mutant algorithm, (with a LHN of 763), and has
been overtaken by further changes in the Standard Method (2020) which with 2019
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affordability ratio and household growth for 2020-30 gives a York LHN of 1022 and for
2021-31 household growth and 2020 affordability ratio gives a LHN of 1013.

135.  The current Standard Method set out a Local Housing Need for York of 1013. This
does not, at 28% higher does not broadly corroborate the Plan target, in the way
EX/CYC/43a found with the previous LHN of 763.

Section 5 CONCLUSIONS

136. In the conclusions of EX/CYC/43a the report states when referring to the 2018 set of
projections that:

“5.4 The highest of these is the 10-year migration variant which results in a housing need of
around 670 dwellings per annum regardless of the period examined. However, the
economic-led housing need is greater still.”

137.  While 670 dwellings from the 10-year migration variant is indeed lower than the 790
dwelling (economic 650 jobs) figure, the adjustments to the 670 are from a partial return to
trend on HRR rates and a 3% vacancy rate. (Seen by comparing Table 4 and Table 5 in
EX/CYC/43a). There has been no economic or market signals adjustment to the 2018 SNHP
10-year migration variant.

138.  Applying a 20% market signals, wholly justified from the worsening evidence across
the last decade, would see this figure rise to 804 dwellings per annum. Given that
EX/CYC/29 and EX/CYC/43a do not assess any higher employment trend or York Central
20% whole economy uplift, it is likely that there would need to be a further uplift to reflect this
economic potential.
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Part 6 Final thoughts and implications for the Local housing Need

139. There are several concerning issues found in the latest evidence that reinforce the
wider concerns raised previously, that the evidence is being used to fit a lower growth
narrative and which does not align with the current housing need in York, the worsening of
affordability issues, and does not reflect the strong employment performance of the local
labour market, or key economic investments planned.

140. with the Council outside of the Plan’s evidence acknowledges the scale of housing
crisis and severe unaffordability. The Plan’s latest housing need update, EX/CYC/43a
chooses not to update on these issues, and that the evidence and the Plan choose not to
make any adjustment to the housing need figure to address these challenges.

141. This is somewhat hidden behind an either/ or argument that because there is an
economic uplift the affordability uplift is not necessary.

142.  Guidance does not specify that only one adjustment needs to be made.

143. On the jobs front (EX/CYC.9) the report is out of date, being produced pre Covid and
pre Brexit implementation. It finds that job growth over the period is lower than the 650 jobs
that EX/CYC/43a remains based on. EX/CYC/43a finds that a jobs range of 450 to 510
corroborates the 650 figure. These findings though are flawed in two main respects. They do
not:

e explain why York’s employment performance would shift from the recent strong
growth to a much lower level.

e Factor in the scale of the positive or policy on investments and projects that York has
which would lead to growth above recent employment trends

144. The implication of this following the Council’s logic model is that housing need would
be lower, and that this would then merit an affordability uplift.

145. Whether under the previous regime of guidance or the current, what is clear is that
the Government’s overriding priority is to boost, not restrain housing growth. The City of York
Local Plan actively chooses to restrain.

146. There is a circularity at play. It is the contention of this evidence and previous
submissions that the affordability issues and lack of supply have led to a slow down in
population growth. The Council is choosing to rely on projections that increasingly reflect this
slowdown as the basis for predicting future growth levels. The Council and its evidence do
not set out there latest economic view of the York economy future, and the economic
evidence that is used remains out of date and fails to reflect the employment growth that
York has experienced. The major impacts of York Central | do not appear to influence the
calculations of housing need.

Implications for Housing Need

147. It seems unlikely that the Government could have expected a scenario where in
2021/22 a Local Plan examination would still be examined under the 2012 NPPF via the
transitional arrangements that were clearly intended to be for a short period of time.

148. While it would be possible to continue to argue that under the 2012 NPPF the 2014 sub
national household projections provide the right and aspirational projections to use as a
starting point, and that a set of adjustments for housing need would remain warranted, a
vacancy rate, an household formation rate uplift targeted at those aged 25-44, there remains
a key missing element of the Plan’s evidence around a clear economic strategy and linked
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employment forecasts that reflect the growth that has not only happened but is expected to
happen locally.

148.  While Covid and other economic shocks play out, there are increasingly national and
regional policy levers being put in place that mean York would be able to plan for future
ongoing investments and demand for economic growth.

149.  Given the delays in the Plan process, ongoing issues with the evidence and lack of
progress on a new York Economic Strategy, and the underlying demographic, housing
affordability and economic evidence it would be a pragmatic to apply standard method figure
of 1013 d.p.a. which would ensure consistency with much of the rest of the country to avoid
further delay.

150. Any alternative to this would require jobs led forecasts based on a jobs growth figure
that was consistent with the Council’'s yet to be seen Economic Strategy and includes fully
the range of “build back better’/levelling up /current economic investments including the York
Central development. Any outputs of this exercise would still need to be adjusted for an
affordability uplift, and should use the 2014 projections, to be consistent with the rest of the
country.

151. The plan’s evidence and ultimately housing need assessment and housing target do
not reflect:

e The need to reverse the trend of slowing demographic growth.

¢ Increasing unaffordability, rents and house prices.

¢ Anincreasingly ageing population.

¢ No significant additions to the local affordable stock (once RTB considered)

e A strong growing economy with major investment plans with seemingly
transformational impacts Out of date economic assumptions that don’t reflect recent
trends or future potential.

e The clear intention of the Government approach to housing provision — which is to
boost supply.

152. The evidence that sits behind the Plan is out of date (EX/CYC/29), partial
(Ex/CYC/43a) and does not fully and transparently reflect current economic growth plans.
The Council’'s current Economic Strategy is out of date and does not provide the steer to
address future employment prospects.

153. The housing evidence consistently considers partial new evidence and concludes no
changes are need to the assessed need and the Plans dwelling target. This isn’t credible in
the light of the demographic changes York is experiencing, the housing market pressures
and the decisions to actively downplay the economic potential of the area.

RM/UD/040721v6
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Appendix 2

LDP Housing Delivery Trajectory for ST15 and Langwith (submitted
in July 2019)
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Appendix 3

LDP Housing Delivery Trajectory for ST15 and Langwith (updated
July 2021)
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Appendix 4

LDP’s Green Belt Assessment (update) for Langwith
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