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5 Housing
Housing Key Facts
The population of Harrogate district includes a greater proportion of people aged over 45
years than the region and England, and a much greater proportion of people aged over 85
years. Life expectancy is higher than the national average.
There are a significant number of households with age related illnesses and support needs.
This is likely to increase as the population ages, therefore, there will be an increasing need
for homes to be adapted or for new dwellings that are able to meet these support needs to
be built.
The proportion of detached homes and homes with 4+ bedrooms in Harrogate district is
significantly higher than the national and regional averages.
The district's affordability ratio is 37% above the English average and is the highest in
Yorkshire and the Humber.
(15)
4,397 affordable homes are needed over the 2014-2035 period.
The stock of affordable housing (social rented) represents about 9% of the total number of
households, which is below the figure for the region and England (18%).
There are currently two public Gypsy and Traveller sites in the Harrogate district and an
identified need for future provision.
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HS1: Housing Mix and Density
Draft Policy HS 1
HS1: Housing Mix and Density
The council will seek to balance the housing market across the plan period and work towards a
mix of housing identified in the Housing and Economic Development Needs Assessment (HEDNA).
Housing developments should therefore seek to deliver a range of house types and sizes that
reflect and respond to the identified housing needs and demands of the district's households.
The mix proposed should have reference to the latest HEDNA and be informed by:
A.

Local assessments of housing need;

B.

Detailed local market assessments; and

C.

Locality and ability of the site to accommodate a mix of housing.

The final mix of dwelling types and sizes will be subject to negotiation with the applicant. Applicants
will be required to provide sufficient evidence to support their proposals.
On developments of 10 or more dwellings 25% of the market units should be built to be accessible
(16)
and adaptable homes subject to site suitability and where viable.
New housing development will be expected to achieve a minimum net density of 30 dwellings
per hectare. Development within the defined town and city centres of Harrogate, Knaresborough
and Ripon and in urban locations with a good standard of accessibility to public transport will be
expected to achieve higher densities.
Where it can be demonstrated that development at these densities will be detrimental or relate
poorly to the character and amenity of the location, or site constraints would prevent these
densities from being achieved, then development may be permitted at a lower density.

Justification
5.1

Paragraph 50 of the National Planning Policy Framework (NPPF) seeks to ensure that local
housing needs are met through the provision of a range of house types and sizes based on
current and future demographic trends, market trends and the differing needs of the various
sectors of the community. Local authorities are expected to identify the size, type, tenure
and range of housing that is required in particular locations, reflecting local demand.

5.2

Ensuring good quality housing that meets the needs of local people underpins the Local
Plan vision and housing objectives, and is a key component of creating sustainable, quality
neighbourhoods.

5.3

There will be a range of factors which influence demand for different sizes of homes over
time, particularly demographic changes, housing affordability and wider economic
performance. The council has undertaken a Housing and Economic Development Needs
Assessment (HEDNA), which has estimated the need for different sizes of market and
affordable homes over the plan period. The HEDNA identifies that for both market and
affordable housing there is a need for a mix of house sizes across the district.
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Accessible and adaptable homes are those that meet requirements of M4(2) Category 2: Accessible and adaptable buildings of The Building Regulations (2010), Approved
Document M: access to and use of buildings (2015 edition incorporating 2016 amendments for use in England), or any subsequent comparable standard set nationally.
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5.4

For market and affordable home ownership housing, the HEDNA suggests that future housing
provision across the district should be focused on delivering two and three bedroom homes
to reflect both the need for homes and the district's changing demographic profile. The
HEDNA also suggests a number of localised changes to the market housing mix to reflect
particular housing needs in the five identified sub-areas of the district.

5.5

For affordable housing the HEDNA suggests that relative to the current housing stock there
should be a move towards a greater proportion of homes for smaller households with future
provision focused on the delivery of good sized one and two bedroomed homes with some
three bedroom homes to meet the needs of families as they grow. The need for affordable
housing of different sizes will vary by area and over time. In considering the mix to be provided
within specific development schemes, the council will also have regard to the details of
households on the housing register in the local area and the stock and turnover of existing
affordable properties.

5.6

Demographic projections show an ageing population, resulting in an increased need for
housing that meets the needs of older people: this includes housing to enable them to live
independently, sheltered housing, extra care accommodation and care homes. Policy HS5:
Older People's Housing addresses the specific housing requirements of older people.

5.7

A significant and increasing proportion of older people are owner-occupiers living in
mainstream housing: in 2011 over 70% of the population aged 65 and over were
owner-occupiers. Most people will, if they are able to do so, choose to remain in their own
homes. Providing for homes to be adaptable will enable older households and other sections
of the community likely to have a need for housing designed to meet their changing needs,
to remain living in their homes for as long as possible. The council will require a proportion
of development to meet the higher Building Regulations accessibility and adaptability
requirement where development deliverability is not compromised. In some new developments
it may not be practical or feasible to incorporate step free access to dwellings, for example
to address flood risk issues, and the council will take account of site specific factors and
evidence of site suitability when determining planning applications. Additional requirements
for affordable homes to be accessible and adaptable, and to provide wheelchair user
affordable dwellings that meet requirement M4(3) of the Building Regulations are set out in
Policy HS2: Affordable Housing.

5.8

In determining planning applications, the council will have regard to the overall need to deliver
a mix of house sizes, the ability of specific sites to accommodate this, the character and
existing housing stock of the area as well as the most up to date evidence of need/demand.
The final mix of housing will be subject to negotiation with the applicant. Where applicants
propose a mix of housing that does not respond to identified needs, they will be expected
to provide robust evidence relating to the identified level of housing need, existing housing
stock, financial viability or deliverability to support their proposals.

5.9

It is also important to ensure new developments make the most effective use of land. The
density at which new housing development occurs should be maximised subject to the
density being appropriate to the character of the area. The NPPF states that local planning
authorities should set out their own approach to housing density to reflect local circumstances.

5.10

It is considered that the minimum net density of 30 dwellings per hectare (dph) would be
appropriate across the district. Within the town and city centre areas of Harrogate,
Knaresborough and Ripon, defined on the Policies Map, where higher density developments
can be more easily achieved through terraced or flatted development schemes, or locations
in urban areas with good access to public transport a development density of up to 50 dph
is considered reasonable. In exceptional circumstances, development at a significantly higher
density may be appropriate. The density requirement would apply to the 'net' development
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area which is the developable area of the site excluding areas such as major distributor
roads, community facilities (such as a new school or health centre), significant areas of open
space and landscaping and green infrastructure.
5.11

Lower density schemes will only be acceptable where the character or amenity of the locality
would be clearly harmed or where site constraints, for example, ecological or heritage interest,
ground conditions, contamination or access problems dictate a reduced developable area
or capacity.

Further Information
Related planning policies
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Policy HS2: Affordable Housing
Policy HS5: Older People's Housing
Policy HP3: Local Distinctiveness
Policy HP2: Heritage Assets
Policy NE3: Protecting the Natural Environment
Policy NE4: Landscape Character
Further information/guidance for applicants (see bibliography under Housing for more
details)
Harrogate Borough Council: Housing and Economic Development Needs Assessment
(HEDNA), GL Hearn (2017)
HM Government: The Building Regulations (2010), Approved Document M: access to and
use of buildings (2015 edition incorporating 2016 amendments for use in England)
Evidence that may be required from applicants to accompany a planning application
Evidence relating to the identified level of housing need, financial viability or deliverability
to support proposals that do not respond to identified need.
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HS2: Affordable Housing
Draft Policy HS 2
HS2: Affordable Housing
The council will require 40% affordable housing on all qualifying greenfield developments
including mixed use schemes and 30% on all qualifying brownfield developments including mixed
use schemes and conversions, subject to viability and the demonstration of the need for affordable
(17)
housing.
On all developments comprising 11 or more dwellings, or where the combined residential gross
floorspace exceeds 1000sq m, on site provision will be expected. In exceptional circumstances,
off-site provision or a commuted sum in lieu of on-site provision may be acceptable.
On developments comprising six to 10 dwellings, or where the residential gross floorspace
exceeds 1000sq m, in areas designated as rural areas under Section 157(1) of the Housing Act
1985 (as shown on the Policies Map), a financial contribution for the provision of affordable
dwellings as a commuted sum will be sought unless the developer makes on site provision.
The final tenure mix of the affordable housing on individual sites will be determined through
negotiation, taking account of up-to-date assessments and the characteristics of the area.
The affordable homes should be distributed across the development and integrated with the
scheme design and layout such that they are indistinguishable from the market housing on the
same site.
Planning permission will be refused for development proposals where it appears that a larger
site has been deliberately sub-divided into smaller development parcels in order to avoid the
requirements of this policy.
Where a development proposal does not meet the above requirements, the applicant will be
required to provide evidence to support this including, where appropriate, the submission of a
development appraisal.
Subject to site suitability affordable dwellings should be built to be accessible and adaptable
(18)
homes, and within this 10% should be built as wheelchair user homes.

Justification
5.12

Paragraph 50 of the National Planning Policy Framework (NPPF) highlights the need for
Local Plans to 'deliver a wide choice of high quality homes, widen opportunities for home
ownership and create sustainable, inclusive and mixed communities'.

5.13

Average house prices within Harrogate district are significantly higher than national and
regional averages. The availability of affordable housing, therefore, is a key issue to be
addressed as it impacts upon the retention of skills and talent in the district and has a major
influence upon the local economy and quality of life.

17
18

See glossary for definitions of 'affordable housing', 'greenfield' and for definition of brownfield see glossary under 'previously-developed land'
Accessible and adaptable homes are those that meet requirements of M4(2) Category 2: Accessible and adaptable buildings and wheelchair homes are those that meet
requirements of M4(3) of The Building Regulations (2010), Approved Document M: access to and use of buildings (2015 edition incorporating 2016 amendments for use
in England), or any subsequent comparable standard set nationally.
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5.14

Affordable housing is provided for rent or purchase on a subsidised basis to eligible
households who cannot meet their housing needs on the open market because of the
relationship between housing costs and income. Affordable housing encompasses a range
of tenures including affordable/social rent and affordable homes ownership products (including
starter homes and shared ownership products) and is defined in the NPPF.

5.15

The council's Housing and Economic Development Needs Assessment (HEDNA) has
considered both the current unmet affordable housing need and the projected future affordable
housing need in the context of the existing affordable housing stock having regard to a range
of factors including the number of emerging households, supply of affordable housing (through
re-lets), house prices and income levels. The HEDNA analysis of affordable needs is
essentially an analysis of the need for subsidised rented housing (social/affordable rented).
This is because the benchmark of affordability is taken to be a lower quartile private rented
home; households unable to afford this level of housing are unlikely to be able to afford
low-cost home ownership as an alternative.

5.16

Overall the HEDNA analysis identifies a need of just under 4,400 affordable homes in the
period from 2014 to 2035, equating to a requirement for 208 additional affordable homes
per annum. This comprises around 30% of the objectively assessed need of 669 dwellings
per annum.

5.17

Not all affordable housing will be delivered through contributions from developers on market
housing sites. Affordable housing will also be delivered by: utilising the council's resources
including developing land in its ownership; bringing empty homes back into use; the acquisition
of existing properties; and working with Registered Providers.

Target
5.18

To help meet affordable housing needs, it is appropriate that new residential development
within the district should, where it is viable to do so, contribute towards meeting this need.
In 2016, the council appointed consultants HDH Planning and Development to undertake a
Whole Plan Viability Assessment of the emerging Local Plan. The assessment looked at the
potential impacts of all the policies in the Local Plan upon the viability of new development.

5.19

In respect of affordable housing, the assessment tested a number of options and to maintain
viability of sites recommended the affordable housing percentage reflected within Policy
HS2, which will be the starting point for decision making on development proposals. In
circumstances where an applicant can demonstrate, through the submission of a development
appraisal, that the required percentage of affordable housing would not be viable the council
will consider the provision of a reduced amount of affordable housing so as to make the
scheme viable.

Site threshold
5.20

The site thresholds are derived from those set out in the Written Ministerial Statement of 28
November 2014.

Tenure

90

5.21

The council will seek to agree the tenure mix with the applicant based on evidence of local
need and the characteristics of the local area. The role and ability of Registered Providers
and other providers to participate in delivering a mix of tenures will be considered in
determining the tenure split with the landowner and developers.

5.22

The Government is seeking to improve access to owner-occupied housing. The Housing
White Paper (February 2017) proposes to amend the NPPF to introduce a requirement that
housing sites of 10 or more dwellings (or 0.5 hectares) deliver a minimum of 10% affordable
home ownership units, with the mix of affordable home ownership tenures to be agreed
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locally. The outcome of the White Paper consultation is awaited; however, the impact of this
requirement on the provision of affordable housing provision has been tested by the Whole
Plan Viability Assessment.
Commuted sums
5.23

Where a commuted sum is sought this will be broadly equivalent to providing either 30% or
40% (depending on whether brownfield or greenfield land) of the total number of dwellings
as affordable. In exceptional circumstances, and where it can be robustly justified, it may be
appropriate to take a financial contribution on sites above the on-site threshold where doing
so would meet wider planning or housing objectives e.g. on flatted schemes where
management arrangements may make on-site affordable housing more expensive through
the application of service charges. All financial contributions received will be ring fenced and
used to provide affordable housing by the council itself.

Other issues
5.24

The size of a development site should not be artificially reduced to reduce or eliminate the
affordable housing requirement, for example by sub-dividing sites or reducing the density
of all or part of a site. To avoid sites being subdivided to below the relevant threshold size,
this policy will apply on the basis of the composite or naturally defined larger area. Planning
applications for development which forms part of a more substantial proposed development,
on the same or adjoining land will be treated as an application for the whole development.
This also applies if the development is proposed in phases, with later phases having to fulfil
affordable housing requirements from previous phases, if this has not been adequately
provided for.

5.25

To promote mixed communities and minimise social exclusion, all new residential
developments will be required to be designed so that the affordable housing is well integrated
within the open market housing both in terms of design and location within the development.
The affordable housing should be integrated into the layout of the development through
'pepper potting' in small groups and not disproportionately allocated to the site periphery or
in one particular area. Developers are required to discuss at an early stage appropriate
layout and phasing of the development with the council.

Accessible and Adaptable Homes
5.26

To support the ageing population and the specific needs of people with mobility problems,
the council expects affordable homes to be accessible and adaptable by meeting requirement
M4(2) of the Building Regulations. The evidence from the HEDNA also indicates that over
the plan period there will be an increasing need for housing to be wheelchair adaptable and
accessible as the number of people with disabilities is expected to increase substantially.
The council will also support proposals for wheelchair adaptable and accessible homes that
meet requirement M4(3) of the Building Regulations. Where affordable housing is built to
meet requirement M4(3), there is no requirement to also meet requirement M4(2). The council
will take account of site specific factors and evidence of site suitability and/or where it would
render development unviable in determining whether these requirements should apply.
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Further Information
Related planning policies
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Further information/guidance for applicants (see bibliography under Housing for more
details)
Harrogate Borough Council: Housing and Economic Development Needs Assessment
(HEDNA), GL Hearn (2017)
Harrogate Borough Council: Whole Plan and Community Infrastructure Levy (CIL) Viability
Assessment, HDH Planning and Development (2016)
Written Ministerial Statement of 28 November 2014
Housing Act 1985: Rural Areas Designated Under Section 157(1)
Evidence that may be required from applicants to accompany a planning application
Development appraisal
Designations/boundaries to be shown on the policies map
Rural areas designated under Section 157(1) of the Housing Act 1985.
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HS3: Self and Custom Build Housing
Draft Policy HS 3
HS3: Self and Custom Build Housing
Proposals for self and custom build housing, to be occupied as homes by those individuals, will
be supported by the council where they are in conformity with all other relevant local and national
policies.
On strategic sites of 500 dwellings or more, developers will be required to supply at least 5% of
dwelling plots for sale to self-builders, subject to appropriate demand being identified. In
determining the nature and scale of any provision, the council will have regard to viability
considerations and site specific circumstances.
Where a developer is required to provide self build plots, the plots should be made available and
marketed appropriately for at least 12 months. Where plots which have been appropriately
marketed have not sold within this time period, these plots may be built out as conventional
market housing by the developer.
Communities preparing Neighbourhood Plans will be encouraged to consider the identification
of sites specifically for self and custom-build projects within their neighbourhood plan area.

Justification
5.27

The National Planning Policy Framework (NPPF) requires local planning authorities to widen
opportunities for home ownership by identifying the size, type, tenure and range of housing
that is required in particular locations, reflecting local demand. The government wants to
enable more people to build or commission their own home and wants to make this form of
housing a mainstream housing option.

5.28

In line with this, the Self-build and Custom Housebuilding Act 2015, requires local authorities
to keep a register of individuals and associations of individuals who are seeking to acquire
serviced plots of land in their area in order to build homes for those individuals to occupy. A
Self and Custom Build Register has been established in order to provide evidence of demand
for custom/self build plots within Harrogate district. At the time of preparation of this Local
Plan there are only a small number of entries on the register, indicating limited existing
demand for plots, however it will not be possible to accurately establish demand until the
register has been up and running for a greater period of time. National planning guidance,
set out in the Planning Practice Guidance (NPPG) states that local planning authorities
should use the demand data from the registers in their area, supported as necessary by
additional sources, when preparing their Strategic Housing Market Assessment (SHMA) to
understand and consider future need for this type of housing in their area. The council will
continue to collect evidence in order to develop a fuller understanding of the demand for
self/custom build. This policy will be reviewed once further understanding of local demand
has been established.

5.29

The above policy makes a specific requirement for plots to be delivered on strategic sites.
It is our expectation that, whilst this will provide a proportion of the plots required to meet
the demand identified by the self-build register, a proportion of self builds will come forward
on small sites and single plots on infill sites and sites on the edges of settlements. There is
a long history of windfalls sites consistently becoming available across the Harrogate district
and it is considered that they will continue to provide a reliable source of supply during the
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plan period. It is anticipated that small windfall sites will play a role in meeting demand from
those self-builders who wish to purchase an individual plot which does not form part of a
large housing site.
5.30

Where the developer of a strategic site of over 500 dwellings is required to provide self build
plots, it will be expected that plots that have been made available and marketed appropriately
for at least 12 months and have not sold, may be built out by the developer. Developers will
be required to demonstrate to the local planning authority that appropriate marketing has
taken place before self-build plots can be released for development with conventional market
housing.

5.31

Planning permissions relating to self-build plots will require self-build developments to be
completed within three years of a self-builder purchasing a plot. Self or custom build housing
is subject to the requirements of the Harrogate District Local Plan, including affordable
housing; housing mix and density; older people's housing; space standards; and design and
planning obligations.

5.32

Further guidance from the government on self-build is expected. The council will review the
need to publish additional local guidance, including Supplementary Planning Documents,
relating to the practical delivery of self and custom build sites.

Definition of self and custom build housing
5.33

Self-build is where someone directly plans the design and construction of their own home,
finding and buying the plot of land and either physically undertaking the work themselves
as a 'DIY' project or arranging for a contractor to build their own home for them.

5.34

Custom build projects are where someone works with a specialist developer to deliver their
new home. In this scenario, the custom builder may secure the site and manage the build.

5.35

For the purpose of this policy, the terms custom and self build relate to a range of dwellings
which may be based on:
Self build homes: where a person manages the design and construction and may
undertake some of the building work or contract it to others.
Contractor built homes: after deciding on a design, a contractor is employed to do all
of the building work.
Independent community collaboration: where a group of people acquire a site and split
it into plots for self build homes, which may include sharing labour and expertise.
Supported community self build: where a social landlord or a similar supportive body,
helps people build a group of homes together.

5.36
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Homes built to a customers specification by a developer, based on a range of their designs,
do not represent a custom-build home.
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Further Information
Related planning policies
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Policy HS1: Housing Mix and Density
Policy HS2: Affordable Housing
Policy HS5: Older People's Housing
Policy HS6: Space Standards
Policy HP3: Local Distinctiveness
Policy HP5: Design
Policy HP2: Heritage Assets
Policy NE3: Protecting the Natural Environment
Policy NE4: Landscape Character
Policy GS3: Development Limits
Further information/guidance for applicants (see bibliography under Housing for more
details)
Harrogate Borough Council: Whole Plan and Community Infrastructure Levy (CIL) Viability
Assessment, HDH Planning and Development (2016)
Self-build and Custom Housebuilding Act 2015
Harrogate Borough Council: Self Build Register
The Self Build Portal
National Self Build Association
Community Self Build Agency
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HS4: Older People's Specialist Housing
Draft Policy HS 4
HS4: Older People's Specialist Housing
Developments specifically designed to meet the accommodation needs of older people will be
supported where it:
A.

Contributes to meeting an identified need.

B.

Is in a location accessible by public transport or within walking distance of community
facilities such as shops, medical services and public open space or, where this is not the
case, such facilities are provided on site.

Where developments fall within Use Class C3 affordable housing will be required in accordance
(19)
with policy HS2: Affordable Housing.

Justification
5.37

Harrogate district has a population that is older than the national average, with a high
proportion of people aged 85 or over. As people live longer this trend is predicted to continue
with significant growth in the district's population aged over 65, higher than that predicted
both regionally and nationally. The health of this section of the population is also expected
to decline with a significant increase in the number of people with dementia or mobility
problems. This is likely to present some challenges. Ensuring appropriate accommodation
in suitable locations is available to meet everyone's needs, including enabling older people
to remain in their homes longer, was identified by the council's Housing Strategy 2015-20
as a key issue to be addressed.

5.38

The specific housing needs and aspirations of older people and the ability for them to exercise
choice and control over meeting these needs will vary. In order to ensure provision for such
needs, a wide range of housing types and tenures will be required (through policy HS1:
Housing Mix and Density). Whilst the majority of older people will live in mainstream housing
there will be a need for new specialist accommodation provision, such as sheltered housing
and extra care provision. North Yorkshire County Council's report, The Need for Extra Care
Housing (2015), identified a particular need for additional extra care provision in the Harrogate
and Ripon areas. The Housing and Economic Development Needs Assessment (HEDNA)
identifies that in the longer-term there may also be a requirement for specialist and residential
care housing. The amount and type of accommodation required will depend on a range of
factors including individual choice. The council will consult with health and social care services
on larger planning applications and/or those that could have service provision implications.

5.39

Where specialist accommodation is provided, it will be important to ensure that it enables
residents to live independently as far as possible by ensuring it is located close to facilities
and services or that they are accessible by public transport. As they are generally larger,
strategic sites (of over 500 dwellings) may also be able to incorporate a wider range of
accommodation suitable for older people.

19
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Accommodation falling within Use Class C2 (Residential Institutions) of the Use Classes Order is not subject to affordable housing provisions.
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Further Information
Related planning policies
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Policy HS1: Housing Mix and Density
Policy HS2: Affordable Housing
Further information/guidance for applicants (see bibliography under Housing for more
details)
Harrogate Borough Council: Housing and Economic Development Needs Assessment
(HEDNA), GL Hearn (2017)
Harrogate Borough Council: Housing Strategy 2015-20 (2015)
North Yorkshire County Council: The Need for Extra Care Housing (2015)
Evidence that may be required from applicants to accompany a planning application
Care Needs Assessment
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HS5: Space Standards
Draft Policy HS 5
HS5: Space Standards
All new market and affordable homes should, as a minimum, meet the relevant Nationally
Described Space Standard (NDSS).
This policy does not apply to an extension to a dwelling or a material change of use.

Justification
5.40

Space is an important factor when people are choosing a home and influences how they
live. A lack of space can compromise basic lifestyle needs such as having enough space to
store possessions and can also have more profound impacts on an occupant's health and
wellbeing.

5.41

In October 2015, the Nationally Described Space Standard (NDSS), set by the government,
came into effect. The NDSS deals with the internal space within new dwellings and seeks
to ensure that they provide a reasonable level of internal space to undertake typical day to
day activities, at a given level of occupancy. The standard reflects what the government
considers to be the minimum space required to allow for modern living and, as such, represent
a clear and consistent benchmark for developers.

5.42

A review of the size and type of dwellings being built in the district indicated that smaller
market and most affordable properties usually fail to meet the relevant space standard set
(20)
out in the NDSS.
Providing homes of sufficient size with the ability to adapt to changing
lifestyles and family requirements over time is a key part of delivering sustainable
communities. It will be important to ensure that new homes (of all tenures) achieves this by
meeting the relevant NDSS.

5.43

To help enable developers to factor in the cost of building to the NDSS into future land
acquisitions, the application of this policy will come into effect six months following the
adoption of the Local Plan.

Further Information
Related planning policies
National Planning Practice Guidance (NPPG)
Further information/guidance for applicants (see bibliography under Housing for more
details)
Department for Communities and Local Government (DCLG): Technical Housing StandardsNationally Described Space Standard (NDSS) (2015)
Harrogate Borough Council: Whole Plan and Community Infrastructure Levy (CIL) Viability
Assessment, HDH Planning and Development (2016)
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The review was undertaken in January 2016.

Harrogate Borough Council

Harrogate District Local Plan: Publication Draft 2018

HS6: Conversion of Rural Buildings for Housing
Draft Policy HS 6
HS6: Conversion of Rural Buildings for Housing
Outside defined settlement development limits, the conversion and/or re-use of existing buildings
to residential use from other uses will be supported where:
A.

The building is of permanent and substantial construction, structurally sound and capable
of conversion without the need for substantial extension, alteration or reconstruction;

B.

The scale, form and general design of the building and its proposed conversion are in
keeping with its surroundings, local building styles and materials.

C.

The proposed alterations are of a high quality design, retaining the features that contribute
positively to the character of the building and its surroundings.

D.

The building and its curtilage can be developed without an adverse effect on the historic
environment, the character of the local landscape or its setting.

E.

It can be demonstrated that there is no significant impact on local biodiversity, including
protected habitats and species.

F.

The proposed use would not harm the countryside by way of traffic, parking, storage,
pollution or the erection of associated structures.

Developments under this policy will be expected to comply with the affordable housing and open
space provision policies of the Plan.
Where a future alteration or extension could have a detrimental effect on the character of the
converted building or the area, permitted development rights will be withdrawn for such
development.

Justification
5.44

Traditional rural buildings are an important part of the district's built heritage and are a
significant feature in the landscape. Conversion and re-use offers the opportunity to retain
these buildings and be put back into beneficial use rather than being allowed to fall into
disrepair. Re-use for economic development purposes will usually be preferable, but
residential conversions may be appropriate in some locations and for some types of buildings.

5.45

The council will require comprehensive information on the current structural condition of the
building and the method by which it is proposed to convert it to the new use to assess whether
it is of substantial construction, structurally sound and capable of conversion without the
need for substantial extension, alteration or reconstruction.

5.46

Recent legislative changes have introduced more flexibility about the conversion and re-use
of existing agricultural buildings in rural areas for residential development without the benefit
of planning permission. These permitted development rights do not apply to listed buildings,
buildings located within a conservation area or buildings within the Nidderdale Area of
Outstanding Natural Beauty.
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5.47

This policy is, therefore, intended to apply to schemes outside of the exemptions covered
by permitted development or conversion from non-agricultural uses.

Further Information
Related planning policies
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Policy GS3: Development Limits
Policy HS2: Affordable Housing
Policy HP2: Heritage Assets
Policy HP3: Local Distinctiveness
Policy HP8: New Sports, Open Space and Recreation Development
Policy NE3: Protecting the Natural Environment
Further information/guidance for applicants (see bibliography under Housing for more
details)
Harrogate Borough Council: The Reuse and Adaptation of Rural Buildings A Design Guide
(1992)
Harrogate Borough Council: Heritage Management Supplementary Planning Document
(2014)
Historic England: Farmstead Assessment Framework (2015)
Historic England: The Adaptive Reuse of Traditional Farm Buildings: Advice Note 9 (2017)
Historic England: Adapting Traditional Farm Buildings: Best Practice Guidelines for Adaptive
Reuse (2017)
Evidence that may be required from applicants to accompany planning applications
A protected species survey.
A structural survey of the building.
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HS7: Replacement Dwellings in the Countryside
Draft Policy HS 7
HS7: Replacement Dwellings in the Countryside
Proposals for replacement dwellings will be permitted where it meets all of the following criteria:
A.

The new dwelling is located on the site of, or close to, the existing dwelling to be cleared.

B.

The new dwelling is not materially larger than the existing dwelling.

C.

The new dwelling has satisfactory access arrangements.

D.

The new dwelling is of a design which in terms of scale, mass, materials and architectural
detail is sympathetic to the landscape character and local vernacular.

E.

The new dwelling is sited to preclude retention of the existing dwelling or the applicant is
willing to accept a condition to ensure its demolition on completion of the new dwelling.

Justification
5.48

Paragraph 55 of the National Planning Policy Framework (NPPF) seeks to avoid new isolated
dwellings in the countryside unless there are special circumstances. The replacement of
dwellings in the countryside will be permitted provided the dwelling to be replaced is not
derelict or abandoned its residential use or is a listed building. The possibility of the existing
building providing a habitat for protected wildlife should also be considered. Countryside is
defined as all land outside the development limits of settlements.

5.49

In order to protect existing landscape character it is important to control the location, size
and design of the new dwelling. The replacement dwelling should be located on the site of,
or as near as possible to, the cleared site of the original. Exceptionally, more distant locations
may be preferable in terms of reducing landscape impact. The replacement dwelling must
be either of a smaller size or not be materially larger than the existing dwelling. This would
not include any planning permissions or extensions that would be permitted development
that have not been implemented.

5.50

The area of accommodation in the new dwelling shall not be materially larger than the existing
area and in certain instances, where a large conservatory or extension of insubstantial
construction has extended the original floor area, this area may be reduced if its replacement
is of solid construction that would have greater visual impact than the existing. Where it is
appropriate to increase the first floor area in order for the dwelling to better reflect the
vernacular, there should be an equivalent reduction in ground floor area. In order to prevent
the replacement of modest dwellings in the countryside with overly large houses, it is important
that new dwellings should reflect the size of the original dwelling. The replacement dwelling
should reflect local distinctiveness. Exceptions to this may be made where an outstanding
or innovative design, appropriate to its local context, is proposed.

5.51

To prevent the possibility of two dwellings being available where permission is granted, a
condition or legal agreement will be required to ensure that the existing dwelling is demolished
and the site reinstated once the new dwelling is completed.
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5.52

Where dwellings are replaced, permitted development rights may be withdrawn in order to
control further extensions that may impact on the landscape or rural character of the area.
An application for a replacement dwelling will be required to provide a reasoned justification
for the proposal.

5.53

This policy relates to isolated dwellings in the countryside and does not cover replacement
dwellings within villages.

Further Information
Related planning policies
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Policy HP3: Local Distinctiveness
Policy HP5: Design
Policy NE4: Landscape Character
Policy HP2: Heritage Assets
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HS8: Extensions to Dwellings
Draft Policy HS 8
HS8: Extensions to Dwellings
Extensions to dwellings will be permitted provided that all the following requirements are met:
A.

There is no adverse impact on neighbouring residential amenity.

B.

There is no adverse loss of parking or garden/amenity areas.

C.

There is no adverse impact to the character or appearance of the dwelling or the surrounding
area.

D.

The extension should not be designed to facilitate the subdivision of the dwelling into
separate dwellings nor undermine the retention of any occupancy condition.

Justification
5.54

An extension should be designed to be in sympathy with the original building with properly
matching materials and architectural components. The size, scale and form of an extension
should be compatible with the existing building and its surroundings. To respect privacy,
extensions should be designed to avoid overlooking neighbouring windows (unless separated
by at least 21 metres) and gardens. The position, height and orientation of an extension
should avoid unreasonable obstruction of sunlight and daylight to neighbouring properties.
An extension should not result in the loss of residents' and visitors' parking so as to cause
a shortfall in meeting the county council's parking standards for housing. An adequate area
of private outdoor amenity open space should also remain to provide for normal domestic
needs. Further guidance can be found in the House Extensions and Garages Design Guide.

5.55

In the countryside strict control is exercised over the construction of new dwellings, therefore
it is important to prevent extensions to dwellings becoming tantamount to a new dwelling,
especially in Green Belt areas. An extension of the ground floor area by more than 50% will
not normally be permitted unless there is clear evidence of need for household occupation.
To minimise pressure for the removal of occupancy conditions, permission for extensions
to dwellings subject to such conditions will be granted only where the size of the new dwelling
would not exceed that which could be justified by the functional requirement for the related
enterprise.
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Further Information
Related planning policies
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Policy HP3: Local Distinctiveness
Policy HP4: Protecting Amenity
Policy HP5: Design
Policy HP2: Heritage Assets
Further information/guidance for applicants (see bibliography under Housing for more
details)
Harrogate Borough Council: House Extensions and Garages Design Guide Supplementary
Planning Document (2005)
Harrogate Borough Council: Heritage Management Guidance Supplementary Planning
Document (2014)
Evidence that may be required from applicants to accompany a planning application
Heritage statement for extensions to historic buildings.
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HS9: Rural Worker's Dwelling
Draft Policy HS 9
HS9: Rural Worker's Dwelling
New permanent isolated dwellings in the countryside will not be permitted unless it can be shown
that there is an essential need for a rural worker to live permanently at or near their place of work
within the countryside. In determining whether such need exists, the local authority will consider
whether the following criteria are met:
A.

There is a clearly established existing functional need;

B.

The need relates to a full-time worker, or one who is primarily employed in rural employment
and does not relate to a part-time requirement;

C.

The unit and the rural employment activity concerned have been established for at least
three years, have been financially sound for at least one of them, are currently financially
sound, and have a clear prospect of remaining so;

D.

The functional need could not be fulfilled by another existing dwelling on the unit, or any
other existing accommodation in the area which is suitable and available for occupation by
the workers concerned; and

E.

Other planning requirements, e.g. in relation to access, or the impact on the countryside
are satisfied.

If a new dwelling is essential to support a new farming activity, whether on a newly-created
agricultural unit or an established one, it should for the first three years, be provided by a
temporary dwelling unless exceptional circumstances can be demonstrated.

Justification
5.56

Paragraph 55 of the National Planning Policy Framework (NPPF) states that in order to
promote sustainable development in rural areas, housing should be located where it will
enhance or maintain the vitality of rural communities. Local planning authorities should avoid
new isolated homes in the countryside unless there are special circumstances such as the
essential need for a rural worker to live permanently at or near their place of work in the
countryside. In line with the NPPF, where it can be shown that accommodation is required
to enable agricultural or forestry workers to live at or within the vicinity of their place of work,
new dwellings may be justifiable. A functional test will be necessary in order to establish
whether it is essential for the proper functioning of the enterprise for one or more workers
to be readily available at most times. Whether this is essential or not will depend on the
needs of the enterprise concerned and not on the personal preferences or circumstances
of the applicants. It will also be necessary to establish that the enterprise is capable of being
sustained for a reasonable period of time.

5.57

New permanent rural workers accommodation should only be permitted where it can be
demonstrated that the enterprise is economically viable. A financial test will be required in
order to prove this and to provide evidence of the size of the dwelling which the enterprise
can sustain. Rural workers dwellings should be of a size commensurate with the established
functional requirement. Dwellings which are unusually large in relation to the rural employment
needs of the unit should not be permitted.
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5.58

Where permission is granted for a rural worker's dwelling, it will be necessary to ensure that
the dwellings are kept available for meeting this need. As such planning permission should
be made subject to an appropriate occupancy condition.

5.59

If a new dwelling is essential to support a new farming activity, whether on a newly-created
agricultural unit or an established one, it should normally, for the first three years, be provided
by a caravan, a wooden structure which can be easily dismantled, or other temporary
accommodation. If permission for temporary accommodation is granted, permission for a
permanent dwelling should not subsequently be given unless the criteria in the policy are
met.

Further Information
Related planning policies
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Policy HP2: Heritage Assets
Policy HP3: Local Distinctiveness
Policy NE3: Protecting the Natural Environment
Policy NE4: Landscape Character
Further information/guidance for applicants (see bibliography under Housing for more
details)
Harrogate Borough Council: Heritage Management Guidance Supplementary Planning
Document (2014)
Harrogate Borough Council: Residential Design Guide (1999)
Evidence that may be required from applicants to accompany planning applications
Financial test
Functional test
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HS10: Providing for the Needs of Gypsies and Travellers
Draft Policy HS 10
HS10: Providing for the Needs of Gypsies and Travellers
The following sites as shown on the Policies Map are allocated for Gypsy and Traveller use to
ensure a deliverable supply of pitches in the first five years of the plan period.
Site Ref

Settlement

Site Name

Number of pitches

K40

Knaresborough

Greenacres, Cass Lane

1

K41

Knaresborough

The Paddocks, Cass Lane

1

K42

Knaresborough

Thistle Hill Stables, Thistle Hill

3

Table 5.1 Gypsy and Traveller Draft Allocation

Proposals for new sites within years 6 -15 of the plan will be within the following broad locations
as shown on the Policies Map:
a.

Harrogate Area

b.
c.
d.

Knaresborough Area
Kirk Deighton
Area south of Wighill

Proposals on non-allocated sites should be considered against the most up-to-date needs
assessment.
Proposals for new Gypsy and Traveller sites or extensions to existing sites should:
A.

Be located where there would not be a detrimental impact on highway safety or the flow of
traffic.

B.

Be of an appropriate size to be able to provide acceptable living conditions and provide for
the number of pitches required, access roads, amenity blocks, children's play areas and
space for commercial vehicles.

C.

Not materially harm the natural and historic environment including landscape character.

D.

Not result in a significant adverse impact on residential amenity.

E.

Be of a size commensurate to the nearest settled community in rural and semi-rural areas.

F.

Be situated in locations with good access to existing local services, including health services,
schools and public transport.

G.

Not be located in areas at risk of flooding.

H.

Not be located within the Green Belt except in very special circumstances.

Planning applications for new sites (not involving the extension of existing sites) will need to
include a statement to justify why an existing site cannot be extended and a new site is needed.
Proposals that would involve the loss of authorised Traveller pitches will not be permitted unless
new replacement pitches are provided in a suitable location that meet the criteria above.
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Justification
5.60

National planning policy, as set out in the Planning Policy for Traveller Sites (PPTS) (2015),
requires councils to assess Gypsy, Traveller and Travelling Showpeople’s housing needs.
Local planning authorities are required to address identified needs through the identification
of a supply of specific deliverable sites against locally set targets. The PPTS requires
authorities to set criteria that will guide land supply allocations where need is identified and
to guide development management decisions where there is no identified need, in case
applications come forward or unexpected need arises.

5.61

The Gypsy, Traveller and Travelling Showpeople Accommodation Assessment (GTAA)
(2017) provides a robust assessment of current and future need for pitches in Harrogate
district from 2017 to 2032. The PPTS updated the definition of Gypsies and Travellers
meaning that those who have ceased to travel permanently will not now fall under the planning
definition of a Traveller for the purposes of assessing accommodation need in a GTAA.
Only the need from those households who meet the planning definition should be addressed
through site allocation. The criteria in this policy will be used to assess applications from
those households where the travelling status is unknown.

5.62

The gross level of need identified by the GTAA for those households who meet the planning
definition of a Gypsy or Traveller is for 11 additional pitches between 2017 - 2032, however
due to the existing level of pitch vacancies on the two public sites at Thistle Hill,
Knaresborough and Bickerton, the net need is for 6 additional pitches.

Years

0-5

6-10

11-15

2017 - 22

2022 - 27

2027 - 32

1

1

Number of pitches 4

Total

6

Table 5.2 Provision of pitches

5.63

The previous GTAA in 2013 also identified broad locations to guide the identification of
specific sites for longer term need. Criteria for defining the broad locations was developed
taking account of national policy, guidance, the results of the needs assessment and identified
physical constraints. The broad locations for future residential Gypsy and Traveller sites
reflect the existing pattern of sites and the nearest most sustainable settlements and include
land within one mile of the edge of the main urban areas of Harrogate and Knaresborough,
(including Scriven).

5.64

Proposals for new sites on land that is not allocated for Gypsy and Traveller use will need
to satisfy the criteria listed in the policy and will be considered against the findings of the
GTAA, or evidence of need that can be demonstrated through additional needs analysis.
The supply position will be reviewed and updated annually in the Annual Monitoring Report.

5.65

The site allocations listed above and shown on the Policies Map are being removed from
the Green Belt and allocated solely for accommodating Gypsy and Traveller needs. This
approach is in accordance with paragraphs 16 to 17 of the PPTS which whilst identifying
that traveller sites within the Green Belt are inappropriate development suggests that councils
can consider exceptional limited alterations to the Green Belt boundary to meet specific
needs (which might be to accommodate a site inset within the Green Belt). These sites
should only be for meeting the needs of Gypsy and Traveller accommodation. These sites
are to be allocated for the following exceptional circumstances:
lack of any deliverable alternative site(s)
small number of pitches required

108

Harrogate Borough Council

Harrogate District Local Plan: Publication Draft 2018
the sites are privately owned, well established and provide a settled base that enables
the families to access education, health, welfare and employment infrastructure
certainty that the district pitch requirement can be delivered
5.66

To ensure that existing traveller needs continue to be met in perpetuity, existing authorised
sites and pitches are protected. Proposals that involve the loss of these sites and pitches
will only be permitted if a satisfactory replacement can be provided. This replacement will
need to be provided prior to the loss of the existing pitch or site and should meet the same
policy criteria identified above relating to a new site.

Further Information
Related planning policies
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Planning Policy for Traveller Sites (PPTS) (2015)
Policy GS4: Green Belt
Further information/guidance for applicants (see bibliography under Housing for more
details)
Harrogate Borough Council: Gypsy, Traveller and Travelling Showpeople Accommodation
Assessment, Opinion Research Services, (March 2017)
Harrogate Borough Council: Gypsy and Traveller Housing Needs Survey, Peter Brett and
Opinion Research Services, (2013)
Harrogate Borough Council: Gypsy and Traveller Background Paper, (2017)
Harrogate Borough Council: Annual Monitoring Report
Department of Communities and Local Government: Gypsy and Traveller Accommodation
Needs Assessments, (2007)
Evidence that may be required from applicants to accompany a planning application
Statement explaining why existing sites cannot be extended.
Evidence of need.
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Site K40
K40: Green Acres, Cass Lane, Knaresborough
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Map 5.1 Site K40

Site Name

Green Acres, Cass Lane, Knaresborough

Existing use

Gypsy and Traveller site with Temporary Planning Permission

Proposed use

Permanent Gypsy and Traveller site

Gross site area (ha)

0.0847

Potential yield

One pitch

Site K40

Site Requirements K40
Site Requirements: K40
The development of this site should meet the generic site requirements set out at chapter 10 (paragraph 10.11) as
well as the following site-specific requirements:
1.
The Green Belt boundary has been amended specifically to accommodate a site for Gypsy and Traveller provision
and development of the site should not extend further than the allocated boundary
2.
The site should contain no more than a single Gypsy and Traveller pitch
3.
Occupation of the site should be restricted to the existing residents on the site
4.
The site should purely be used as a residential Gypsy and Traveller pitch and not used for commercial purposes
5.
In addition to the requirements of the local validation criteria, the following technical reports will be required
when a planning application is submitted:
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Site Requirements: K40
Flood risk assessment
Landscape and visual impact assessment

Table 5.3 Site Requirements: K40
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Site K41
K41: The Paddocks, Cass Lane, Knaresborough
Site Ref

K41

Settlement

Knaresborough

SM

Draft Allocation - gypsy and traveller site
El

1

Track

Forest Moor

1

9

22

Bridge

50.6m

21

CALCUTT

eck

LB
1

lb
Ho

27

Holbeck

1

12

K41

3

1

UTT
CALC

GROVE

Lan
e

2

5

ec
k

9

BELMONT

Cas
s

4

2

Stone

AD
HE

8

k
Trac

56.1m
Hall

10

Ho
lb

9

The Field

Legend

Pond

11

Track

Pond

5

The Union
51.8m
TCB

7

Lea

4

Stone

2

52.3m
1

ro
Co

on
nati

ce
rra
Te

7

Stone

Close
EST
FOR

Stoneface Farm

O
MO

D
OA
RR

Stone

66.4m

The

k
Tan

21

Forest Moor

µ

3

Stones

Lea

The

72.8m
21

0

© Crown copyright and database rights 2017 Ordnance Survey 100019628

200 Metres

Map 5.2 Site K41

Site Name

The Paddocks, Cass Lane, Knaresborough

Existing use

Gypsy and Traveller site with Temporary Planning Permission

Proposed use

Permanent Gypsy and Traveller site

Gross site area (ha)

0.0909

Potential yield

One pitch

Site K41

Site Requirements K41
Site Requirements
The development of this site should meet the generic site requirements set out at chapter 10 (paragraph 10.11) as
well as the following site-specific requirements:
1.
The Green Belt boundary has been amended specifically to accommodate the provision a site for Gypsy and
Traveller provision and development of the site should not extend further than the allocated boundary
2.
The site should contain no more than a single Gypsy and Traveller pitch
3.
Occupation of the site should be restricted to the existing residents on the site
4.
The site should purely be used as a residential Gypsy and Traveller pitch and not used for commercial purposes
5.
In addition to the requirements of the local validation criteria, the following technical reports will be required
when a planning application is submitted:
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Site Requirements
Site-specific flood risk assessment
Landscape and visual impact assessment

Table 5.4 Site Requirements: K41
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Site K42
K42: Thistle Hill Stables, Knaresborough
Site Ref
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Map 5.3 Site K42

Site Name

Thistle Hill Stables, Knaresborough

Existing use

Unauthorised Gypsy and Traveller site (appeal pending)

Proposed use

Permanent Gypsy and Traveller site

Gross site area (ha)

0.0590

Potential yield

Three pitches

Site K42

Site Requirements K42
Site Requirements: K42
The development of this site should meet the generic site requirements set out at chapter 10 (paragraph 10.11) as
well as the following site-specific requirements:
1.
The Green Belt boundary has been amended specifically to accommodate the provision a site for Gypsy and
Traveller provision and development of the site should not extend further than the allocated boundary
2.
The site should contain no more than three Gypsy and Traveller pitches
3.
Occupation of the site should be restricted to the existing residents on the site
4.
The site should purely be used as a residential Gypsy and Traveller pitch and not used for commercial purposes
5.
In addition to the requirements of the local validation criteria, the following technical reports will be required
when a planning application is submitted:
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Site Requirements: K42
Flood risk assessment
Landscape and visual impact assessment

Table 5.5 Site Requirements: K42
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