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Executive Summary   

The Barnsley Metropolitan Borough Council (MBC) strategic housing market 
assessment (SHMA) 2020 provides the up to date evidence to inform the five-year 
review of the Local Plan (2014-2033) and the council’s Housing Strategy (2014-33). 

The key purpose  of the SHMA  is to  provide detailed, robust and  defensible  evidence to  
the  Council. It  considers the  need  for affordable housing  and  the  size, type  and  tenure  
of housing  need  for specific groups within the  borough.  This research  provides an  up-
to-date  analysis of  the  social, economic,  housing  and  demographic  characteristics of  
the  area.  
The SHMA (2020) method incorporates:  

•   extensive review, analysis and  modelling  of existing (secondary) data;  

•   a comprehensive household survey (1,383 responses were received representing  
an 10.4% response rate); and  

•   an online survey of stakeholders which included 18 representatives from strategic 
and local organisations.  

The  evidence  base  for the  SHMA  has been  prepared  in accordance  with  the  
requirements  of the  February 2019  National  Planning  Policy Framework (NPPF)  and  
associated  Planning  Practice Guidance  (PPG) and  the  findings provide  an  up-to-date,  
robust and  defensible  evidence  base  for policy development,  in  accordance  with  
Government policy and guidance.   
For the  purpose  of  clarity, the   term   ‘Barnsley’ used   in   this   report   refers to  the  Barnsley  
MBC local authority area.  

Median house prices in Barnsley have consistently tracked below those of the Yorkshire 
and the Humber region since the year 2000 (source: Land Registry Price Paid Data ). 
Compared to England, Barnsley’s median prices have been considerably lower, and the 
gap has widened over time. During 2019, median prices in Barnsley were £127,500, 
compared with £159,950 across Yorkshire and the Humber and £235,000 across 
England (source: Land Registry Price Paid Data ). 

According to the Valuation Office Agency (VOA), in 2019 there was a total of 111,570 
dwellings (source: 2019 VOA ) in the borough. There was an estimated 2,163 (source: 
2019 Council Tax. This compares with a MHCLG vacant dwelling stock estimate of 
2,868 in 2018), dwellings (1.9%) which were not occupied. This compares with a 
national vacancy rate of 2.5% (source: 2017 MHCLG dwelling stock estimates and 2018 
MHCLG vacant stock estimates). Accordingly, this study uses a base of 109,459 
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households across Barnsley  (source:  2014-based  ONS  household projections for  
2020).  

Based on the 2020 household survey  data, the tenure profile  of Barnsley is:  

•   64.3% owner occupied (38.3% owned outright and 26.0% owned with a  mortgage  
or loan);  

•   21.4% affordable (16.9% rented from the council, 3.8% rented from  a Housing  
Association and  0.7% intermediate tenure (rent to buy, and shared ownership)); 
and  

•   14.4% private rented  or living rent free.  
 
The  Valuation  Office  Agency  (2019)  reports  that the  housing  type  and  size  profile of  
Barnsley is:  

•   21.6% 1  or 2-bedroom  houses;  

•   44.5% 3-bedroom  houses;  

•   11.0% 4  or more-bedroom houses;  

•   7.4% 1 or 2-bedroom flats;  

•   0.1% 3 or more-bedroom  flats;  

•   10.4% 1  or 2-bedroom  bungalows; and  

•   5.0% 3 or more-bedroom  bungalows.  

The Office for National Statistics (ONS) 2016-based population projections estimate a 
7.9% increase in population over the period 2019-2033, from 247,400 people in 2019 
to 267,000 people in 2033 (source: ONS 2016-based Subnational Population 
Projections ). 
The projections reveal a marked increase in the number and proportion of older 
residents living in Barnsley. The population aged 65+ years is expected to increase by 
34.2% from 48,200 in 2019 to 64,700 in 2033 (source: ONS 2016-based Subnational 
Population Projections ). This compares with an increase of 40.1% across England over 
the same period. Population projections feed into official household projections which 
form the basis of the standard method for calculating future housing need. However, the 
do not take into factors such as economic development initiatives which may lead to 
higher population and household growth. 

Across Barnsley, the household survey (2020) indicated that 51.5% of Household 
Reference People (source: The term ‘household reference person has replaced the 
term ‘head of household’ in ONS outputs) are in employment; a further 31.4% are 
retired; 8.6% are permanently sick or disabled; 5.6% are either looking after the home 
or provide full-time care; 2.6% are unemployed and available for work and 0.3% are in 
full-time education or training. 
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The ONS identifies that across Barnsley, residents’ incomes are similar to regional but 
lower than national averages. Full-time lower quartile earnings in 2019 were £20,401 
each year, and in the Yorkshire and the Humber region were £20,575. The lower quartile 
earnings for England were £22,014. 
Full-time median resident incomes in 2019 were £26,464, compared with a regional 
median income of £27,856 and a national median income of £30,661 (source: ONS 
2019 Annual Survey of Hours and Earnings ). 

The additional dwelling requirement for Barnsley is at least 21,546 additional over the 
plan period 2014-2033 or 1,134 each year (source: Barnsley Local Plan Adopted 
January 2019). Over the past five years (2014/15 to 2018/19) an annual average of 
894 net new dwellings have been built in the borough, delivery has been on average 
240 completions short each year since April 2014 compared to the council’s target. 
Over the previous five years, 25.1% of completions have been affordable dwellings. 

The scale of the affordable housing requirements has been assessed using 
household survey evidence and further evidence from the Council’s housing register. 
Modelling has been employed in accordance with Planning Practice Guidance (PPG). 
For house purchase, modelling assumes a 3.5x household income multiple and any 
savings/equity available and compares this with the cost of a dwelling priced at the 
average lower quartile price point across Barnsley. For private renting, modelling has 
considered the affordability of lower quartile rents and assumes that a household 
should spend no more than 25% of household income on rents. 
On this basis, there is currently an annual flow of 1,672 households in affordable need 
which is referred to as ‘gross’ need. Once annual supply through shared ownership 
sales, social and affordable relets of 1,482 is taken into account, there is a ‘net’ 
shortfall of affordable housing of 190 households each year. 
Table ES1 shows the breakdown of affordable need by dwelling type, size and sub-
area based on gross shortfall. This takes into account existing and newly forming 
household requirements by sub-area, and those who cannot afford to buy on the open 
market. The table also shows the net shortfall which takes into account supply through 
relets and newbuild. 
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Table ES1 Affordable dwelling type and number of bedrooms required as a proportion (%) of GROSS affordable need 

Dwelling type/size 

Sub area 

BARNSLEY 
TOTAL 

Bolton, 
Goldthorpe 

and 
Thurnscoe 

Darton and 
Barugh 

Hoyland, 
Wombwell 

and Darfield 

North 
Barnsley and 

Royston 

Penistone 
and 

Dodworth Rural East Rural West 

South 
Barnsley and 
Worsbrough 

1 and 2-bedroom house 0.0 30.4 16.6 23.0 72.9 20.9 50.1 71.1 38.3 

3-bedroom house 90.2 12.8 54.3 48.0 2.9 0.0 0.0 14.7 29.5 

4 or more-bedroom house 0.0 0.0 0.0 0.0 0.0 0.0 46.8 0.0 0.8 

1-bedroom flat 0.0 41.9 0.0 0.0 4.0 0.0 3.1 9.0 7.6 

2 and 3-bedroom flat 0.0 1.4 12.7 0.0 13.6 43.3 0.0 1.5 10.0 

1 or 2-bedroom bungalow 9.8 9.2 14.3 29.0 6.0 18.7 0.0 3.7 11.4 

3 or more-bedroom 
bungalow 0.0 4.4 2.1 0.0 0.5 17.1 0.0 0.0 2.5 

Other (eg. older persons 
specialist accommodation) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Total 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 

Total gross need 213 147 586 187 153 152 65 170 1,672 

Total net need 66 8 314 -48 62 10 -29 -194 190 

Source: 2020 household survey 
Note: When reviewing need at the sub-area level, it is important to recognise there is a gross shortfall across all sub-areas. The net shortfall is 
variable and based on available data on lettings and newbuild activity which can vary on an annual basis. Therefore, any negative net need figures 
should not be interpreted as there being no need in those areas. 
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There is therefore an overall imbalance between the scale of affordable housing that is 
needed and the scale of supply on an annual basis. This imbalance justifies the need 
for a robust affordable housing policy to deliver suitable housing to meet this annual 
level of unmet need. The actual scale of affordable delivery will be linked to 
government funding, council funding, housing association development programmes, 
affordable housing contributions from private housebuilders and the economic viability 
of development sites. 
PPG asks councils to compare their current stock of affordable housing with future 
need (source: Affordable housing paragraph: 023 Reference ID: 2a-023-20190220). 
Table ES2 shows that the largest proportion of the current affordable stock is 2-
bedroom dwellings, yet the level of need is a greater by 9.9%. The proportion of 1-
bedroom dwellings in the stock is some 9.3% greater than the need for them. Sub 
areas with the greatest concentrations of 1-bedroom dwellings are Bolton, Goldthorpe 
and Thurnscoe, South Barnsley and Worsbrough. This data is presented as it is a 
requirement of PPG but it may not reflect the levels of re-let supply generated by the 
stock. 

Table ES2 Comparison between current stock and annual gross need 
Number of 
bedrooms Current Stock % 

Annual gross 
need % Variance 

1-bedroom 834 22.7 13.4 9.3 
2-bedroom 1,723 47.0 56.8 -9.9 
3-bedroom 1,011 27.6 27.8 -0.2 
4-bedroom 98 2.7 1.5 1.2 
5-bedroom 3 0.1 0.5 -0.4 
Total 3,669 100.0 

Sources: Regulator of Social Housing Statistical Data Return 2019 (current supply) and 
household survey 2020 

The latest evidence on an appropriate affordable tenure split is presented in Table 
ES3 alongside the current splits detailed in the Affordable Housing Supplementary 
Planning Document (May 2019). The SHMA would suggest that an overall target of at 
around 60% social and affordable rented housing and 40% intermediate tenure 
housing should be applied, subject to viability. This is based on the tenure preferences 
of existing and newly forming households. Sub-areas have significantly different 
requirements to the borough average. 
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Table ES3 Affordable tenure split by sub area 

Settlement 

Affordable tenure preferences SPD split 
Affordable/ 

social rented 
Intermediate 

tenure Total 
Affordable/ 

social rented 
Intermediate 

tenure 
Bolton, Goldthorpe 
and Thurnscoe 48.0% 52.0% 100% 80% 20% 

Darton and Barugh 72.3% 27.7% 100% 50% 50% 
Hoyland, Wombwell 
and Darfield 65.8% 34.2% 100% 80% 20% 

North Barnsley and 
Royston 87.2% 12.8% 100% 80% 20% 

Penistone and 
Dodworth 91.8% 8.2% 100% 67% 33% 

Rural East 35.8% 64.2% 100% 80% 20% 
Rural West 20.7% 79.3% 100% 67% 33% 
South Barnsley and 
Worsbrough 63.5% 36.5% 100% 80% 20% 

Barnsley Total 62.1% 37.9% 100% 
Source: 2020 household survey 

The overall market mix by dwelling type, size and tenure is summarised in Tables ES4 
(by number of dwellings). This is based on a detailed assessment of the relationship 
between households and dwellings and how this is expected to change over the plan 
period to 2033 which is explained fully in the main report. The tables illustrate the mix 
based upon the adopted Local Plan for Barnsley that 1,134 dwellings would be 
required each year, and assuming that 80% are market, 12% are affordable and 8% 
are intermediate, subject to viability testing. Analysis indicates the following overall 
dwelling mix: 1-bedroom (5%), 2-bedroom (32.0%), 3-bedroom (47.5%) and four or 
more-bedroom 15.5%. Regarding dwelling type, analysis suggests a broad split of 
77.1% houses, 7.9% flats, 14.4% bungalows or level-access accommodation and 
0.6% other. 
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Table ES4 Overall dwelling type/size and tenure mix under baseline demographic 
scenario 

Dwelling type/size 
Tenure Total 

number 
Total 

%Market (80%) Affordable (12%) Intermediate 
(8%) 

1-bedroom house 1 0 0 1 0.1 
2-bedroom house 170 52 2 225 19.8 
3-bedroom house 393 40 40 473 41.7 
4+ bedroom house 152 1 23 176 15.5 
1-bedroom flat 22 10 1 33 2.9 
2-bedroom flat 35 14 7 56 4.9 
3+ bedroom flat 1 0 0 1 0.1 
1-bedroom bungalow 20 1 1 22 1.9 
2-bedroom bungalow 55 14 13 83 7.3 
3+ bedroom bungalow 52 3 4 59 5.2 
1-bedroom other 1 0 0 1 0.1 
2-bedroom other 0 0 0 0 0.0 
3 + bedroom other 6 0 0 6 0.5 
Total 907 136 91 1,134 100.0 

Dwelling Type Market (80%) Affordable (12%) Intermediate 
(8%) 

Total 
number 

Total 
% 

House 716 93 65 874 77.1 
Flat 58 24 8 90 7.9 
Bungalow 127 19 18 163 14.4 
Other 7 0 0 7 0.6 
Total 907 136 91 1,134 100.0 

Number of bedrooms Market (80%) Affordable (12%) Intermediate 
(8%) 

Total 
number 

Total 
% 

1 41 13 2 57 5.0 
2 263 78 22 363 32.0 
3 451 43 44 539 47.5 
4 152 1 23 176 15.5 
Total 907 136 91 1,134 100.0 

Source: 2020 household survey 
Note rows and columns may not sum correctly due to the rounding of decimals 

According to official household projections the number of households headed by 
someone aged 60 and over is expected to increase by 29.8% by 2033. 
According to household survey data just over half of older people aged 65 and over 
(51.8%) wanted to continue to live in their current home with support when needed. 
12.5% were planning to move in the next five years. Information from the household 
survey reveals a need to build smaller dwellings, particularly flats and bungalows or 
level access accommodation for older people in the general market and specialist older 
persons housing provision. 
Reasons for older people wanting to move include health problems and not being able 
to manage the existing property as it is too big, which increases as a reason with ageing. 
The preference of older people varies across Barnsley. Two-bedroom flats are a popular 
choice for all older households and particularly for those wanting to move to Darton and 
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Barugh and Hoyland, Wombwell and Darfield. According to the household survey (table 
6.1) bungalows of any size are not a popular choice. In Bolton, Goldthorpe and 
Thurnscoe there is a clear preference for 2-bedroom houses. The above remarks 
regarding bungalows applies to the preferences of older people. Many younger 
households consider a bungalow to be a popular choice. This is a feature of Barnsley’s 
local housing market which has a high proportion of bungalows generally (15% of all 
dwellings) compared to the rest of England (10% of all dwellings).  Some of Barnsley’s 
sub-areas have 25% of the local stock in the form of bungalows. In some sub-areas, the 
bungalow is the predominant house type 
Across Barnsley, there are currently around 3,671 units of specialist older persons 
accommodation. It is estimated that an additional 893 units of specialist older person 
(planning use class C3) and 789 units of residential care (use class C2) will be required 
by 2033; 1,681 in total. The SHMA does not specify the precise nature of specialist older 
person dwellings to be built. This is to allow flexibility in delivery and PPG states that 
‘any single development may contain a range of different types of specialist housing’ 
(source: PPG June 2019 Paragraph: 010 Reference ID: 63-010-20190626). 
A key conclusion is that there needs to be a broader housing offer for older people 
across Barnsley and the SHMA has provided evidence of the scale and range of 
dwellings needed. 
Regarding housing for people with a health or disability related need, the 2020 
household survey indicates that 31.7% of all residents have an illness/disability. This 
compares with 24.4% residents having bad/very bad health reported in the 2011 
Census. 
High proportions of households with health problems or disabilities want to continue 
living in their own home and renting from the council is also a popular option. Around 
7.4% of households currently live in dwellings that have either been purpose-built or 
adapted for someone with an illness or disability. There is expected to be an increase 
of around 905 dwellings needing major adaptation across all households to 2033. 
Given the ageing population of the area and the identified levels of disability amongst 
the population, it is recommended that 6% of new dwellings are built to wheelchair 
accessible M4(3) standard and a minimum of 25.6% all new dwellings are built to M4(2) 
accessible and adaptable standard. 
Although it is a challenge to quantify the precise accommodation and support 
requirements, the SHMA has helped to scope out where needs are arising and has 
provided indicators of specific needs across various needs groups. 
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1.  Introduction   
Background, aims and objectives 

1.1 The Barnsley Metropolitan Borough Council (MBC) Strategic Housing Market 
Assessment (SHMA) has been commissioned by the council to inform the five-
year review of the Local Plan (2014-2033) and the council’s Housing Strategy 
(2014-33). The SHMA will provide detailed, robust and defensible evidence of 
housing need in the borough to the council. 

Aims 
1.2  The aims  of the  SHMA  are to:  

•   provide  a breakdown of housing  by type, tenure and size (bedrooms) and  
whether or not there is a surplus or shortfall of dwellings of various  
types/tenure/sizes across the sub-market areas;  

•   provide  a breakdown of overall  affordable housing need  by type, tenure and  
size (bedrooms) and whether or not there is a surplus or shortfall of 
dwellings of various types/tenures/sizes across the sub-market  area;  

•   determine an  appropriate  mix of affordable housing  across affordable rent,  
shared  ownership and  affordable homeownership;  and  

•   produce evidence of the need  for certain types of housing and the  needs of 
different groups, including  but not necessarily limited to:  
- new build/family private  rented  sector housing;  
- supported/adapted  housing requirements;   
- town centre living demand;  
- need/aspirations for larger family units;  
- need/aspirations for older persons accommodation (retirement,  

sheltered, extra  care);   
- houses  in Multiple  Occupation  (HMO)  and   
- community housing need in villages.  

Geography 
1.3 Barnsley is a metropolitan borough within South Yorkshire located in the 

Yorkshire and Humber region in England. For clarification, the terms ‘Barnsley 
MBC’ and ‘Barnsley’ are used in this report to refer to the local authority district 
which includes Barnsley town itself and the surrounding smaller settlements. 

1.4 Barnsley MBC is located at the midpoint between the two main cities in the 
region: Leeds to the north and Sheffield to the south. Barnsley is also a 
gateway to the Peak District National Park. 

1.5 The resident population of Barnsley is estimated to be 245,199 (source: 2018 
mid-year estimate, ONS) in 2018. 
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1.6  Map 1.2  illustrates the  geographical context of Barnsley  MBC and the  
neighbouring local authorities.  

1.7  Barnsley  consists of eight  sub-market  areas  which can be seen on  Map 1.1. 
These  are:  

•   Bolton, Goldthorpe  and  Thurnscoe;  

•   Darton and  Barugh;  

•   Hoyland,  Wombwell  and  Royston;  

•   Penistone  and  Dodworth;  

•   Rural East;  

•   Rural West; and  

•   South Barnsley and  Worsbrough.  
1.8  Household survey  data is available down to postcode level,  and for the  

purposes of this report, data has been  presented based on the  eight  areas 
outlined  above. These  will  be referred  to  as sub-areas in this report.   

1.9  Lower Super Output Areas (LSOAs) have been used to present data  on  
housing  market  activity as this provides detail  at a small  area level.  

Map 1.1 Barnsley MBC wards and sub-areas 
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Map 1.2 Barnsley MBC geographical context 
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Research methodology 
1.10  A  multi-method approach  has been  adopted,  which  contains:  

•   a  sample survey of households across  Barnsley. 13,336  households in  
Barnsley  were contacted during  January  and  February  2020  and invited to  
complete  a questionnaire. 1,383  questionnaires were returned and  used in  
data analysis. This represents an  10.4% response rate  overall and  a sample 
error of +/-2.6% at the  borough  level;   

•   an online survey of stakeholders which included  18  representatives from  
strategic and local organisations;  

•   a  review of relevant secondary data including the  2011 Census, house price  
trends, ONS sub-national population  projections and  2014  MHCLG 
household projections, CORE lettings data  and MHCLG statistics;  and  

•   modelling  of data.  
1.11  Further information  on  the research methodology is presented  in  Appendix A.  

Presentation of data 
1.12 Data presented in this report is based on the 2020 household survey carried out 

as part of the SHMA, unless otherwise stated. Where possible, data are 
‘triangulated’ which means several sources are drawn upon to establish robust 
output. 

1.13 It is important to note that survey responses have been weighted to correct for 
response bias and then grossed up to reflect the total number of households 
and this process is explained in Appendix A. All survey information presented in 
this report is for weighted and grossed responses which are rounded up where 
appropriate. When survey responses are reported, base numbers can vary due 
to the number of respondents who choose to answer each question. 

Report structure 
1.14 The Barnsley MBC SHMA 2020 report is structured as follows: 

Chapter 2 reviews the national and regional policy context within which the 
research needs to be positioned. 
Chapter 3 considers the main features of the housing market dynamics 
including house price and rental trends, migration and travel to work patterns. 
Chapter 4 reviews the current housing stock and provides a detailed analysis 
of the main tenures. 
Chapter 5 considers the need for affordable housing. 
Chapter 6 considers household groups with particular housing needs including 
those with a disability and additional needs. 
Chapter 7 sets out an assessment of dwelling type and mix for future housing 
development; and 
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Chapter 8  concludes the report with  a summary of findings and a consideration  
of strategic issues.  

1.15  The report includes a technical appendix, which provides detailed material that 
underpins the core outputs of the  SHMA. The technical appendix material 
includes:  

•   Research methodology (Appendix A).  

•   Policy review (Appendix B).  

•   Affordable housing  need calculations (Appendix C).  

•   Dwelling type  and mix modelling (Appendix D).  

•   Stakeholder survey  (Appendix E).  

•   Affordable housing  definitions (Appendix F).  
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2.1 The purpose of this chapter is to set out the policy and strategic context for 
housing delivery in Barnsley MBC. 

National Planning Policy Framework 
2.2 The latest National Planning Policy Framework (NPPF) was published in 

February 2019 which is supported by Planning Practice Guidance (PPG). The 
NPPF 2019 sets out the Government’s planning policies for England and how 
these are expected to be applied. Appendix A sets out the paragraphs of the 
NPPF relevant to this study. The SHMA focuses in particular on the size, type 
and tenure of housing need for different groups of the community as set out in 
paragraph 61 of the NPPF. 

2.3 The NPPF 2019 also sets out definitions relating to affordable housing which 
can be found at Appendix F of the SHMA. 

Local context 
Strategy and Policy 

2.4  The council’s Corporate Plan for 2017-2020  
(https://www.barnsley.gov.uk/media/4264/corporate-plan-2017-20.pdf  )  has 
three  priorities:  

•   a thriving  and vibrant  economy;  

•   people achieving their potential; and  

•   strong  and resilient communities.  
2.5  It provides an ambitious plan  for change, improvement and growth to  achieve  

the vision,  ‘working  together for a  brighter future,  a better Barnsley’.    
2.6  The Barnsley Local Plan  (https://www.barnsley.gov.uk/media/9924/local-plan-

adopted.pdf  )  was adopted in January 2019.  It guides future development up to  
2033. The plan contains five objectives  to  deliver substantial and sustainable 
economic growth  with  a focus of growth in urban  Barnsley and its principal 
towns.  The objective  relating to  housing is to, ‘Widen the choice of high-quality  
homes’.  

2.7  The key policies to note  from the Housing section of the plan are:  

•   Seek to achieve the completion  of at least 21,546  net  additional homes 
during the  period 2014 to 2033 (policy H1).  

•   Housing  proposals will be expected  to include a broad  mix of house  size,  
type  and tenure to help create  mixed and  balanced communities. Homes 
must be suitable for different types of households and be capable of being  
adapted to meet the changing needs of the population (Policy H6);  and  

•   Housing  developments of 15 or more dwellings will be expected to provide  
affordable housing. 30% affordable housing  will be expected in Penistone  
and Dodworth and Rural West, 20% in Darton and Barugh, 10% in Bolton,  
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Goldthorpe, Thurnscoe, Hoyland, Wombwell, Darfield, North  Barnsley and  
Royston, South  Barnsley and  Worsbrough  and Rural East (Policy H7).  

2.8  New and updated  Supplementary Planning Documents  (SPD)  have  been  
produced following the adoption of the Local Plan.  The SPD Affordable Housing  
(https://www.barnsley.gov.uk/media/10927/affordable-housing-spd.pdf  )  (May 
2019) currently sets an affordable housing tenure split between  affordable  
homes for rent and  home  ownership. The  percentage  allocated for affordable 
homes to rent varies between 67% and  80%  according to sub-area.  

2.9  The  council’s   Housing  Strategy  2014-2033  has  five  strategic objectives:  

•   support new housing  development;  

•   build high quality,  desirable and sustainable  homes;  

•   make best use of and improve existing housing stock;  

•   develop strong  and resilient communities; and  

•   support younger, older and vulnerable people to live independently.  

Previous SHMAs 
2.10 Barnsley’s latest Strategic Housing Market Assessment (SHMA) was published 

in 2014. A SHMA addendum was published in 2017 focused on revising the 
objectively assessed housing need (OAHN) figure. The addendum concluded a 
jobs-led scenario based OAHN figure of 1,134 homes per annum. 

2.11 Given that the Local Plan has recently been adopted, the scope of this 2020 
Strategic Housing Market Assessment does not include revisiting the 
Objectively Assessed Housing Need or associated work to establish if the 
Housing Market Area warrants being adjusted. The focus of this SHMA has 
been outlined in paragraph 1.2 above. 

Concluding comments 
2.12 The main purpose of this chapter has been to consider the general policy and 

strategic context within which this research needs to be positioned. The 
Government has established its housing and planning priorities within the 
context of local decision-making and accountability, reduced capital expenditure 
on housing, made fundamental changes to welfare, a changing role for social 
rented housing, and a need for future housing investment to support economic 
growth. 

2.13 The importance of having robust and up-to-date information to help inform 
decision making at local authority level is evermore essential. In a challenging 
economic climate, this SHMA provides the council with an excellent range of 
material to inform the five-year review of the Local Plan (2014-2033) and the 
council’s Housing Strategy (2014). 
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3.  Understanding housing market dynamics   in 
Barnsley   
Introduction 

3.1 The purpose of this chapter is to assess the geographical context of the 
housing market in Barnsley and its inter-relationships with other areas. By 
reviewing house prices, migration and travel to work patterns, a picture of the 
dynamics of the Barnsley local housing market emerges. 

3.2 This chapter considers house price trends, relative affordability, household 
migration, travel-to-work patterns and dwelling completions data for the 
borough. 

House price trends 
3.3 Figure 3.1 shows how house prices in Barnsley have changed over the years 

2000 to 2019, based on full-year Land Registry price paid data. This is 
compared with Yorkshire and the Humber and England. 

3.4 Median house prices in Barnsley have consistently tracked below the Yorkshire 
and the Humber region since 2000. Compared to England, Barnsley’s median 
prices have been considerably lower, and the gap has widened over time. 

3.5 Median house prices in Barnsley increased by more than two and half times in 
the period 2000-2007, rising from £44,000 in 2000 to £114,700 in 2007. The 
next five years saw price decline and stagnation, reflecting regional and 
national trends, with prices overall falling from £112,000 to £105,000. Since 
2012 prices have continued to fluctuate with an overall trend of growth since 
2015. The median prices in 2019 are the highest reported locally at £127,500. 

3.6 In 2000, Barnsley had the lowest median house prices amongst the group of six 
neighbouring areas and in 2019 Barnsley was second lowest to Doncaster. This 
is set out in Table 3.1 alongside percentage change. Overall, median prices 
have increased from £44,000 in 2000 to £127,500 in 2019, an increase of 
+189.8%. The rate of growth in Barnsley is the second highest amongst the 
neighbouring authorities. The growth in Barnsley has been slightly higher than 
that experienced across the Yorkshire and the Humber region (+185.6%) and 
England (+186.6%). 
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Figure 3.1 Median house price trends 2000 to 2019: Barnsley, Yorkshire and the Humber and England 

Source: MHCLG (2000 to 2010) and Land Registry Price Paid (2011 onwards) 

June 2021 



     

 
   

        
      

    
   

    
    

     
    

      
    

    
    

    

     

 
  

       
   

     
      

    
     

  
  

   
 

       
      

    
   

    
     

    
    

      
    

    
    

    

     
 

      
      

    
    

  

-

-

-

-

Barnsley MBC SHMA 2021 Page 28 of 203 

Table 3.1 Comparative median house price change 2000 2019 with neighbouring 
authorities, Yorkshire and the Humber region and England 

Location Median price (£) % Change 2000 
20192000 2019 

Sheffield 53,000 156,515 195.3 
Barnsley 44,000 127,500 189.8 
High Peak 64,000 185,000 189.1 
England 81,995 235,000 186.6 
Yorkshire and the Humber 56,000 159,950 185.6 
Kirklees 53,000 150,000 183.0 
Wakefield 53,500 150,000 180.4 
Rotherham 49,000 137,000 179.6 
Doncaster 46,000 125,000 171.7 

Source: MHCLG (2000) and Land Registry Price Paid (2019) 

3.7 Table 3.2 examines lower quartile (LQ) prices. Overall, lower quartile prices 
have increased from £30,000 in 2000 to £85,000 in 2019. Barnsley experienced 
the lowest LQ values amongst the neighbouring areas for both time points. 

3.8 The rate of growth in Barnsley (+183.3%) is ranked second lowest amongst its 
neighbours. The growth in Barnsley has been below that experienced across 
England (+184.3%) and the Yorkshire and the Humber region (+187.0%). 

3.9 Whilst Barnsley has experienced comparatively low LQ and median prices 
compared to its comparators, median prices have performed better than LQ 
prices in terms of rates of increase. It is of note that LQ prices in Doncaster are 
£6,000 higher than Barnsley in 2019. 

Table 3.2 Comparative lower quartile (LQ) house price change 2000 2019 with 
neighbouring authorities, Yorkshire and the Humber region and England 

Location LQ price (£) % Change 2000 
20192000 2019 

Sheffield 38,000 113,000 197.4 
High Peak 48,500 142,000 192.8 
Doncaster 31,200 91,000 191.7 
Kirklees 37,500 108,000 188.0 
Yorkshire and the Humber 38,500 110,500 187.0 
Wakefield 38,500 110,000 185.7 
England 53,995 153,500 184.3 
Barnsley 30,000 85,000 183.3 
Rotherham 35,000 96,000 174.3 

Source: MHCLG (2000) and Land Registry Price Paid (2019) 

3.10 As outlined above, during 2019, median prices in Barnsley were £127,500 and 
LQ prices were £85,000. Taking 2007 as a baseline, median house prices have 
increased by +11.2% as a whole and lower quartile prices have remained the 
same. Tables 3.3 and 3.4 set out comparative house price change by sub-area 
between 2007 and 2019. 
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3.11 The analysis for median house price change indicates that whilst all areas have 
experienced increases there has been variation across the area. South 
Barnsley and Worsbrough has experienced little growth (+0.3%) and along with 
Rural East (+8.4%) are the two sub-areas which have seen lower growth than 
Barnsley as a whole. Darton and Barugh has experienced the largest growth at 
+30.8%. Rural West had the highest median prices in 2007 and 2019, and 
prices have increased by +14.0% over this time. 

Table 3.3 Comparative median house price change 2007 2019 for LA and at sub 
area level 

Location Median price by year (£) % change 
2007 20192007 2019 

Bolton, Goldthorpe and Thurnscoe 82,750 94,000 13.6 
Darton and Barugh 129,950 169,998 30.8 
Hoyland, Wombwell and Darfield 107,750 120,000 11.4 
North Barnsley and Royston 107,000 123,750 15.7 
Penistone and Dodworth 153,750 180,000 17.1 
Rural East 112,500 122,000 8.4 
Rural West 208,500 237,750 14.0 
South Barnsley and Worsbrough 107,725 108,000 0.3 
Barnsley 114,700 127,500 11.2 

Source: Data produced by Land Registry © Crown copyright 2019 

3.12 The analysis for LQ price change indicates that whilst Barnsley as a whole 
experienced no change, both increases and decreases were experienced at the 
sub-area level. North Barnsley and Royston saw little change (-0.1%), similar to 
the area as a whole. Whereas in South Barnsley and Worsbrough prices saw 
the largest decrease; almost ten percent (-9.6%). In Darton and Barugh and 
Rural West prices increased by the largest amount in the borough; +19.6% and 
+18.2% respectively. 

Table 3.4 Comparative LQ house price change 2007 2019 for LA and at sub area 
Level 

Location LQ price by year (£) % change 
2007 20192007 2019 

Bolton, Goldthorpe and Thurnscoe 66,748 64,000 -4.1 
Darton and Barugh 102,000 122,000 19.6 
Hoyland, Wombwell and Darfield 82,950 85,000 2.5 
North Barnsley and Royston 85,125 85,000 -0.1 
Penistone and Dodworth 119,950 131,000 9.2 
Rural East 86,000 88,000 2.3 
Rural West 146,000 172,500 18.2 
South Barnsley and Worsbrough 83,000 75,000 -9.6 
Barnsley 85,000 85,000 0.0 

Source: Data produced by Land Registry © Crown copyright 2019 
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3.13 Further detail on median sale prices, visualised at a small area level (Lower 
Super Output Areas) can be found in Map 3.1. This shows that higher value 
sales dominate in the western side of the borough whereas mid and lower value 
sales are found in the east. The eastern side of the borough does contain a mix 
of values across the scale; there are no blocks of wards which only contain 
median sales of below £101,500 (the lowest two bands). The far eastern corner 
of the borough (the wards of Darfield, Dearne North and Dearne South) 
contains the highest concentration of median sales below £88,500. 

3.14 Map 3.2 explores real house price change over a 12-year period, 2007 to 2019, 
in the borough. It uses the treasury Gross Domestic Product (GDP) deflator and 
median prices. The map indicates that there is a geographical spread across 
the borough of both increasing and declining house prices, particularly in the 
east. In the east, geographical neighbours have experienced very different 
outcomes in terms of real house price change There are more areas which 
have seen a real terms decline in median prices of more than minus 29% than 
those which could be considered ‘hotspots’ at more than a plus 20% increase. 
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Map 3.1 Median house prices 2019 by within the LSOAs of Barnsley 
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Map 3.2 Median real house price percentage change, 2007 to 2019, within the LSOAs of Barnsley 

June 2021 
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Relative affordability 
3.15 The relative affordability of open market dwellings in Barnsley is compared with 

the other neighbouring local authorities, the region and England. Tables 3.5 and 
3.6. produced by ONS, are based on a ratio of gross earnings to house prices 
using Land Registry Price Paid and ONS Annual Survey of Hours and Earnings 
data. 

3.16 Relative affordability of lower quartile (LQ) price to LQ earnings is ranked, 
based on 2018 least-to-most affordable ratios in Table 3.5. The table presents 
both the ratio for people who work in Barnsley (workplace-based) and those 
who live in Barnsley (residence-based). For both ratios, Barnsley is ranked 
bottom in the table, Barnsley is more affordable than all of its six neighbouring 
authorities, the region and England. Barnsley has a LQ house price to income 
ratio in 2018 of 4.66 (workplace-based), i.e. lower quartile house prices are 
4.66x LQ gross earnings. The ratios show that LQ prices are more affordable to 
Barnsley workers than Barnsley residents, although the differences are small. 

Table 3.5 Relative affordability of lower quartile (LQ) prices by local authority area, 
Yorkshire and Humber and England, workplace based and residence based, 2016 
2018. 

Area Workplace based Area Residence based 
2016 2017 2018 2016 2017 2018 

High Peak 7.11 7.35 7.98 England 7.16 7.26 7.29 
England 7.16 7.26 7.29 High Peak 6.61 6.37 7.04 

Sheffield 5.43 5.57 5.85 Yorkshire & 
Humber 5.63 5.73 5.82 

Yorkshire and Humber 5.63 5.73 5.80 Sheffield 5.51 5.6 5.78 
Kirklees 5.59 5.36 5.48 Wakefield 5.32 5.69 5.6 
Wakefield 5.32 5.64 5.42 Kirklees 5.34 5.09 5.18 
Rotherham 5.14 5 5.21 Rotherham 5.26 5.15 5.18 
Doncaster 5.16 5.33 4.75 Doncaster 5.17 5.29 4.93 
Barnsley 4.45 4.43 4.66 Barnsley 4.42 4.44 4.58 

Sources: ONS Ratio of house price to workplace-based and residence-based earnings 

3.17 Table 3.6 shows the relative affordability based on median prices and earnings. 
For median prices Barnsley is ranked second bottom in the table. It is more 
affordable than the region, England and five of the neighbouring authorities but 
is less affordable than Doncaster. The district has a median house prices to 
income ratio of 5.14x (workplace-based). 
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Table 3.6 Relative affordability of median prices by local authority area, Yorkshire 
and Humber and England, workplace based and residence based, 2016 2018 

Area Workplace based Area Residence based 
2016 2017 2018 2016 2017 2018 

England 7.72 7.91 8.00 England 7.72 7.91 8.00 
High Peak 7.07 7.28 7.81 High Peak 6.65 6.28 6.65 
Yorkshire and 
Humber 

5.78 5.89 5.95 Yorkshire and 
Humber 5.78 5.90 5.95 

Kirklees 5.68 5.69 5.75 Wakefield 5.6 5.82 5.77 
Sheffield 5.22 5.52 5.7 Sheffield 5.37 5.58 5.71 
Wakefield 5.51 5.79 5.54 Kirklees 5.47 5.36 5.55 
Rotherham 5.35 5.2 5.38 Rotherham 5.43 5.15 5.32 
Barnsley 4.64 4.92 5.14 Barnsley 4.81 4.88 5.12 
Doncaster 5.07 5.19 4.81 Doncaster 5.08 5.22 4.81 

Sources: ONS Ratio of house price to workplace-based and residence-based earnings 

Household migration 
Recently formed households 

3.18  The 2020  household survey  identified that 30.8% of households had moved  
home in  the preceding  five years.  

3.19  In terms of the  tenure  of households who  moved home in  the previous five 
years:  

•   38.2% previously lived  in owner-occupied  housing;  

•   31.9% previously lived  in private rented or tied  housing;  

•   16.5% had been living  with family or friends;  

•   11.6% had lived in affordable housing (including social rented, shared  
ownership  and shared  equity);  and  

•   1.9% had been  living  in another tenure.  
3.20  Of households who  moved home in  the previous five years the  main reasons 

for moving  home  were  (respondents were asked to tick all that apply):  

•   30.5%  wanted  a nicer house;  

•   18.4% wanted  a garden or bigger garden;  

•   17.8% wanted  off street parking or a  garage;  

•   17.1%  wanted  to live in a  nicer area;  and  

•   16.5% said they  were forced to  move  
3.21  30.4% said they are planning to move  home  again within the  next five  years, 

with  4.2% stating they would like to  move but are unable  to.  
3.22  Of those  planning to  move  home  again:  

•   82.5% would like to move  home  to a  house;  

•   16.4% to  move  home to  a  bungalow; and  
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•   1.1% wanted  to move  home  to a  flat.  
3.23  Of those  planning to  move  home  again,  

•   41.5% thought they would most likely move into  a  home where they would 
be an  owner-occupier;  

•   31.6% said that they were most likely to  move to  affordable housing;  and  

•   26.9% said they were most likely to rent privately.  

Moving households 
3.24  The  2020 household survey  found that 22.8% households plan to  move in the  

next five years. A further 6.8% of  households would like to  move but are unable  
to. Over half  of these households said that this is because  they cannot afford to  
move  (54.8%).  

3.25  The  household survey  identified the following  characteristics relating  to those  
households planning to move in the next five years:  

3.26  In terms of the number of bedrooms:  

•   41.8% of households would like  3-bedrooms  in their next home;  

•   30.4% would  like  2-bedrooms  as a  minimum;   

•   24.3% would like 4  or more-bedrooms;  and  

•    3.5% would like  1-bedroom  home.  
3.27  Regarding type of dwelling:  

•   54.2% of households would like a detached  house;   

•   31.3%  would like a  bungalow;  7.2% would like a semi-detached  house;  
4.6% would like  a flat or apartment;  and   

•   2.7% would like  a terraced  house.  
3.28  Regarding type of tenure:  

•   58.9% stated  they were most likely to  live as  owner-occupiers;   

•   26.6% were  most likely to  move into  affordable  housing (including social 
rented,  shared  ownership, shared  equity, help to  buy  and rent to  buy);  and   

•   14.5% into  private renting/tied accommodation.  
3.29  The  main reasons why  households plan to  move are wanting  a nicer house  

(13.3%). 8.8% wanted  to  move  because they cannot manage their existing  
house  and/or stairs.  

3.30  Table 3.7  sets out the  stated first-choice destination of households planning to  
move in the  next five years. The  majority of people (79.7%) want to  remain  
living within Barnsley. Of those  planning to  move outside of  Barnsley, 14.6% of 
households said they  would like to  move  within Yorkshire.  
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Figure 4.1 Dwelling type by sub-area 

Source: 2020 household survey 
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Table 4.15 Cost of alternative tenures by sub area 

Tenure option 

Price (2019) 
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Barnsley 

Social rent (average) £357 £357 £357 £357 £357 £357 £357 £357 £357 
Affordable rent (monthly cost) £354 £382 £361 £361 £440 £382 £554 £361 £361 
Market rent - lower quartile £399 £433 £399 £394 £494 £399 £576 £394 £399 
Market rent - median £442 £477 £451 £451 £550 £477 £693 £451 £451 
Market rent – upper quartile £498 £550 £524 £498 £676 £524 £897 £498 £524 
Market sale - lower quartile £64,000 £122,000 £85,000 £85,000 £131,000 £88,000 £172,500 £75,000 £85,000 
Market sale - median £94,000 £169,998 £120,000 £123,750 £180,000 £122,000 £237,750 £108,000 £127,500 
Market sale - average £106,865 £179,778 £131,968 £133,795 £205,110 £132,242 £273,838 £124,283 £145,801 
Shared ownership (50%) £47,000 £84,999 £60,000 £61,875 £90,000 £61,000 £118,875 £54,000 £63,750 
Shared ownership (25%) £23,500 £42,499 £30,000 £30,938 £45,000 £30,500 £59,438 £27,000 £31,875 
Help to buy £94,000 £169,998 £120,000 £123,750 £180,000 £122,000 £237,750 £108,000 £127,500 
Discounted home ownership £74,806 £125,845 £92,378 £93,656 £143,577 £92,569 £191,686 £86,998 £102,061 

Source: Data produced by Land Registry © Crown copyright 2019, Zoopla 2019, MHCLG, RSH SDR 2018 
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Table 4.18 Lower quartile rents, household incomes and what could be afforded 

Sub area 

Monthly lower quartile rent that could be afforded by percentage of 
income spent on rent LQ rent and income levels 

25% of 
income 

30% of 
income 

35% of 
income 

40% of 
income 

45% of 
income 

50% of 
income 

Actual LQ rent 
2019 

LQ gross household 
income 2019 
(Monthly £) 

Bolton, Goldthorpe and Thurnscoe £313 £375 £438 £500 £563 £625 £399 £1,250 
Darton and Barugh £313 £375 £438 £500 £563 £625 £433 £1,250 
Hoyland, Wombwell and Darfield £313 £375 £438 £500 £563 £625 £399 £1,250 
North Barnsley and Royston £313 £375 £438 £500 £563 £625 £394 £1,250 
Penistone and Dodworth £313 £375 £438 £500 £563 £625 £494 £1,250 
Rural East £313 £375 £438 £500 £563 £625 £399 £1,250 
Rural West £729 £875 £1,021 £1,167 £1,313 £1,458 £576 £2,917 
South Barnsley and Worsbrough £313 £375 £438 £500 £563 £625 £394 £1,250 
Barnsley £313 £375 £438 £500 £563 £625 £399 £1,250 

Table 4.19 Median rents, household incomes and what could be afforded 

Sub area 

Monthly median rent that could be afforded by percentage of income 
spent on rent Median rent and income levels 

25% of 
income 

30% of 
income 

35% of 
income 

40% of 
income 

45% of 
income 

50% of 
income 

Actual median 
rent 2019 

Median gross 
household income 
2019 (Monthly £) 

Bolton, Goldthorpe and Thurnscoe £313 £375 £438 £500 £563 £625 £442 £1,250 
Darton and Barugh £521 £625 £729 £833 £938 £1,042 £477 £2,083 
Hoyland, Wombwell and Darfield £313 £375 £438 £500 £563 £625 £451 £1,250 
North Barnsley and Royston £313 £375 £438 £500 £563 £625 £451 £1,250 
Penistone and Dodworth £521 £625 £729 £833 £938 £1,042 £550 £2,083 
Rural East £313 £375 £438 £500 £563 £625 £477 £1,250 
Rural West £938 £1,125 £1,313 £1,500 £1,688 £1,875 £693 £3,750 
South Barnsley and Worsbrough £313 £375 £438 £500 £563 £625 £451 £1,250 
Barnsley £313 £375 £438 £500 £563 £625 £498 £1,250 

Source (Tables 4.17 &.4.18): Zoopla 2019, CAMEO 2019 

Note: Red cells indicate rent is not affordable; Green cells indicate rent is affordable 
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Figure 7.1 Summary of dwelling types in current stock and under baseline demographic, aspiration and expectation scenarios 

1/2 Bed
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3 Bed House
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House
1 Bed Flat 2/3 Bed Flat
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Bungalow
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Bungalow
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Bungalow
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Demographic 15.3 29.5 8.0 3.9 2.5 7.6 20.7 12.1 0.4

Aspiration 7.0 2.6 -3.2 14.3 15.0 4.1 46.7 13.5 0.0

Expection 18.7 33.2 15.0 2.4 3.6 3.7 19.6 3.8 0.0

Current stock 19.3 40.6 15.2 3.6 4.9 2.5 8.2 5.1 0.6
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Dwelling type and size 

Source: 2020 household survey 
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Summary of scenarios 
7.6 Table 7.1 summarises the outcome of the dwelling type/mix scenario analysis. 

Table 7.1   Summary of dwelling type/mix scenarios    

Dwelling type/size   

Scenario  
Current 

stock (%)   
Demographic  
baseline (%)   

Aspiration  
(%)  

Expectation  
(%)  

   1 and 2-bedroom house  19.9  4.1  18.7  19.3 
  3-bedroom house  41.7  27.0  33.2  40.6 

   4 or more-bedroom house  15.5  27.1  15.0  15.2 
  1-bedroom flat  2.9  1.9  2.4  3.6 

   2 and 3-bedroom flat  5.0  3.8  3.6  4.9 
  1-bedroom bungalow  1.9  1.6  3.7  2.5 
  2-bedroom bungalow  7.3  24.5  19.6  8.2 

    3 or more-bedroom bungalow  5.2  10.0  3.8  5.1 
 Other  0.6  0.0  0.0  0.6 
 Total  100.0  100.0  100.0  100.0 

  Dwelling type 
 Demographic 

  baseline (%) 
 Aspiration 

 (%) 
 Expectation 

 (%) 
Current 

 stock (%) 
 House  77.1  58.2  66.9  75.1 

 Flat  7.9  5.7  6.0  8.5 
 Bungalow  14.4  36.1  27.1  15.8 

 Other  0.6  0.0  0.0  0.6 
 Total  100.0  100.0  100.0  100.0 

  Number of bedrooms 
 Demographic 

  baseline (%) 
 Aspiration 

 (%) 
 Expectation 

 (%) 
Current 

 stock (%) 
 1  5.0  3.5  6.5  6.4 
 2  32.0  32.3  41.4  32.1 
 3  47.5  37.1  37.1  46.3 
 4  15.5  27.1  15.0  15.2 

 Total  100.0  100.0  100.0  100.0 

      

 
   

 
    

 

    

 

 
     

   
     

    
      

    
    

    
    

    
   

    
   

Source: 2020 household survey 

Overall dwelling mix by tenure 
7.7 This section summarises the overall dwelling mix in terms of the proportions of 

dwelling types and sizes by tenure. This takes into account the overall dwelling 
mix based on the demographic scenario analysis and the specific need profiles 
of open market and affordable tenures. 

7.8 Table 7.2 presents the overall dwelling breakdown by tenure using the 1,134 
annual dwelling target and a 20% affordable housing target as a base. An 80/20 
split is used as this is the mid-point of the three values detailed in the adopted 
Local Plan (30%, 20% and 10%). The affordable housing split is 60% affordable 
and 40% intermediate as indicated by the analysis of tenure preferences of 
existing and newly forming households (see Table 5.7). In Appendix D, further 
tables are provided which use 10% and 30% affordable housing targets (and 
related affordable housing tenure splits) in line with the Local Plan and 
Affordable Housing SPD sub-area breakdowns. 
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Table 7.2 Overall dwelling type/size and tenure mix under baseline demographic 
scenario 

Dwelling type/size 
Tenure Total 

number 
Total 

%Market (80%) Affordable (12%) Intermediate 
(8%) 

1-bedroom house -1 2 0 1 0.1 
2-bedroom house 172 50 2 225 19.8 
3-bedroom house 393 40 40 473 41.7 
4+ bedroom house 152 1 23 176 15.5 
1-bedroom flat 22 10 1 33 2.9 
2-bedroom flat 35 14 7 56 4.9 
3+ bedroom flat 1 0 0 1 0.1 
1-bedroom bungalow 20 1 1 22 1.9 
2-bedroom bungalow 55 14 13 83 7.3 
3+ bedroom bungalow 52 3 4 59 5.2 
1-bedroom other 1 0 0 1 0.1 
2-bedroom other 0 0 0 0 0.0 
3 + bedroom other 6 0 0 6 0.5 
Total 907 136 91 1,134 100.0 

Dwelling Type Market (80%) Affordable (12%) Intermediate 
(8%) 

Total 
number 

Total 
% 

House 716 93 65 874 77.1 
Flat 58 24 8 90 7.9 
Bungalow 127 19 18 163 14.4 
Other 7 0 0 7 0.6 
Total 907 136 91 1,134 100.0 

Number of bedrooms Market (80%) Affordable (12%) Intermediate 
(8%) 

Total 
number 

Total 
% 

1 41 13 2 57 5.0 
2 263 78 22 363 32.0 
3 451 43 44 539 47.5 
4 152 1 23 176 15.5 
Total 907 136 91 1,134 100.0 

Conclusions 
7.9 The purpose of this chapter has been to explore the relationship between 

households and dwellings occupied to establish an indication of appropriate 
dwelling mix for Barnsley over the plan period. 

7.10 Having established future household change and the implications this has for 
dwelling type, size and tenure mix, the council can make an informed strategic 
decision on the range and size of dwellings that will need to be built to meet 
need and aspiration over the plan period. 
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8. Conclusion: policy and strategic issues 
8.1 This document has been prepared to equip the council and their partners with 

robust, defensible and transparent information to help inform the five-year 
review of the Local Plan (2014-2033) and the council’s Housing Strategy (2014-
33). The work also takes account of existing and emerging Government policy 
and guidance. 

8.2 The Barnsley MBC SHMA 2020 will help the council plan for a mix of housing 
based on current and future demographic trends, market trends and the needs 
of different groups in the community. Specifically, the SHMA identifies the size, 
type and tenure of housing required by considering current market demand 
relative to supply; and also identifies a continued affordable housing imbalance 
across the borough. 

8.3 This concluding chapter summarises key messages from the research findings, 
structured around a commentary on the current and future housing markets and 
key local strategic issues. 

Dwelling type, tenure and mix 
8.4 The overall average annual housing need is assumed to be 1,134 per annum 

over the plan period to 2033 based on the Barnsley Local Plan. The relationship 
between household change and dwelling type/size and tenure requirements 
have been fully explored. This evidence will help the council to deliver an 
appropriate range of dwellings stock for residents over the plan period. Analysis 
concludes there is an ongoing need for all types and sizes of dwelling with 
strongest need for 3-bedroom houses and a continued need for smaller 2-
bedroom houses. There is also a need for bungalows/level access 
accommodation. When household aspirations and what people would expect 
are considered, there is a stronger emphasis on bungalows with 2-bedrooms 
(or level access accommodation) 

8.5 Regarding affordable need, the SHMA recommends that an overall 20% target 
across the borough is maintained. The household survey evidence suggests 
there should be a shift in emphasis towards intermediate tenure across the 
borough, with an overall tenure split of 40% intermediate and 60% 
affordable/social rented. Within the borough, the proportion of intermediate 
tenure could range between 8.2% and 79.3% in specific sub-areas. Across 
Barnsley MBC it is recommended that 11.2% of new affordable dwellings have 
one-bedroom, 50.1% two-bedrooms, 35.9% three-bedrooms and 2.8% four or 
more-bedrooms. 

Meeting the needs of older people and those with disabilities 
8.6 There is evidence to support a programme of accommodation delivery to help 

meet the needs of older people and those with disabilities. Although just over 
half of older people want to remain in their own home with support when 
needed, there is a need to diversify options available to older people wanting to 
move to more appropriate accommodation. Currently there are around 3,671 
units of specialist older person accommodation comprising 1,722 units of 
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residential care (C2 use class) dwellings and 1,949 units of specialist older 
person dwellings (C3 use class) such as sheltered and extra care. Analysis of 
demographic change would suggest a need for an additional 789 additional 
units of residential (C2) units and 893 units of specialist (C3) units to 2033. A 
key conclusion is that there needs to be a broader housing offer for older 
people across Barnsley and the SHMA has provided evidence of scale and 
range of dwellings needed. 

8.7 A wealth of information has been assembled from various sources which helps 
to scope out the likely level of disability across Barnsley’s population. Although 
it is a challenge to quantify the precise accommodation and support 
requirements, the SHMA has helped to scope out where needs are arising. 

8.8 Given the changing demographics of Barnsley, it is wholly appropriate that the 
council has a policy of ensuring new dwellings meet optional accessibility 
standards. Subject to economic viability, it is recommended that 6% of new 
dwellings are built to M4(3) wheelchair accessible standard and a minimum of 
25.6% of remaining dwellings are built to M4(2) standard. It is also assumed 
that there will be ongoing adaptation of existing dwellings to support those with 
additional needs. 
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• Tenure (the proportion of affordable (social rented and intermediate tenure) 
and open market dwellings based on 2011 Census data). 

• Age of Household Reference Person based, on the proportions of 
household reference people aged under 65 and 65 or over living in 
affordable and open market provision derived from the 2011 Census: and 

• Council Tax occupied dwellings based on the number of occupied 
dwellings and used as a grossing factor in the weighting to ensure that there 
is a suitable uplift on the Census 2011 data. 

A.4 Ultimately, the survey element of the assessment is sufficiently statistically robust 
to undertake detailed analysis and underpin core outputs of the study down to 
the survey areas presented in table A1. Furthermore, the survey findings are 
enhanced and corroborated through analysis of secondary data and stakeholder 
consultation. 
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Technical Appendix B: Policy review 
B.1 The purpose of this appendix is to set out the National Policy agenda of relevance 

to this Housing Needs Assessment. 

Introduction 
B.2 Under the Conservative and Liberal Democrat Coalition Government, the period 

2010-2015 saw a radical and sustained programme of reform of welfare, housing 
and planning policy. This was set within the context of national austerity and an 
economic policy of deficit reduction and public spending cuts following a period 
of recession and financial turbulence. The reforms championed localism, 
decentralisation and economic growth. 

B.3 This agenda continued to be pursued under the leadership of David Cameron 
following the election of a majority Conservative Government in May 2015. 
Further welfare reforms were accompanied by policies seeking to increase the 
rate of housebuilding and promoting home ownership as the tenure of choice. 
The Housing and Planning Act 2016 was intended to provide the legislative basis 
for a number of Conservative Manifesto commitments, including the flagship 
Starter Homes scheme. The Act also made provisions for other aspects of 
housing policy such as Pay to Stay, Right to Buy, high value sales and ending 
lifetime tenancies. 

B.4 The European Union Referendum of June 2016 resulted in significant changes 
in the political climate at a number of levels. Changes in Government leadership 
– with the appointment of Theresa May as Prime Minister – quickly led to 
discussions regarding the direction of housing and planning policy. Alongside 
significant delays (and in some cases abandonment) in the implementation of 
secondary legislation relating to aspects of the Housing and Planning Act 2016; 
conference speeches, ministerial statements and the Housing White Paper 
(February 2017) indicated a change in attitude towards housing policy. The 2016-
17 administration signalled a broader ‘multi-tenure’ housing strategy, including 
support for a range of tenures in addition to home ownership. The Neighbourhood 
Planning Act 2017 was passed with the intention of strengthening neighbourhood 
planning by ensuring that decision-makers take account of well-advanced 
neighbourhood development plans and giving these plans full legal weight at an 
earlier stage. 

B.5 The snap General Election of June 2017 created a new wave of political change 
and uncertainty, although the overall Government leadership remains under 
Conservative control and ministers were keen to keep housing as a key domestic 
policy priority. However, the political impasse over delivering Brexit had a 
negative effect on the housing market across the UK with low levels of supply 
and demand due to economic uncertainty. 

B.6 This was briefly adjusted due to the outcome of the December 2019 general 
election and the act of leaving the European Union with confidence restored to 
the property market. 

B.7 At the time of writing the economic uncertainly has risen to unprecedented levels 
due to the Covid 19 pandemic and a political prioritisation of the NHS and the 
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Technical Appendix C: Housing need calculations 
Introduction 

C.1 The purpose of this section is to set out the affordable housing need calculations 
for Barnsley Metropolitan Borough Council using the framework for analysis 
established in the PPG 2019. 

C.2 All households whose needs are not met by the market can be considered (to 
be) in affordable housing need (source: PPG 2019 Paragraph: 018 Reference 
ID: 2a-018-20190220). PPG 2019 then considers how affordable housing need 
should be calculated: 
‘Strategic policy-makers will need to estimate the current number of households 
and projected number of households who lack their own housing or who cannot 
afford to meet their housing needs in the market. This should involve working 
with colleagues in their relevant authority (e.g. housing, health and social care 
departments).’ (source: PPG 2019 Paragraph: 019 Reference ID: 2a-019-
20190220) 

C.3 The 2019 household survey together with council data provide an appropriate 
source of data from which a robust assessment of need can be calculated. 

C.4 Affordable housing need analysis and modelling has been prepared in 
accordance with PPG guidance at the borough and sub-area level. In summary, 
the model reviews in a stepwise process: 
Stage 1: Current housing need (gross backlog) 
Stage 2: Newly arising need 
Stage 3: Likely future affordable housing supply 
Stage 4: Total and annual need for affordable housing 

C.5 Table C1 provides an overall summary of needs analysis and a description of 
each stage of the model is then discussed in detail in this Appendix. Table C2 
provides analysis at sub-area level. 
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Table C1 Affordable housing need calculation for Barnsley Metropolitan Borough 

Step Stage and Step description 
Calculation Total 

Total households 109,459 
Stage1: CURRENT NEED 
1.1 Total existing households in need Total 12,797 

1.2 In need who cannot afford open 
market (buying or renting) (%) 66.4 

1.2a In need who cannot afford open 
market (buying or renting) number 8,494 

Stage 2: FUTURE NEED 

2.1 New household formation (Gross per 
year) Based on a blend rate 1,383 

2.2 % of new households requiring affordable 
housing 

% based on actual 
affordability of households 
forming 

60.2 

2.2a Number of new households requiring 
affordable housing Number cannot afford 832 

2.3 Existing households falling into need Annual requirement 406 

2.4 TOTAL newly arising housing need 
(gross each year) 2.2a + 2.3 1,238 

Stage 3: AFFORDABLE HOUSING SUPPLY 

3.1 Affordable dwellings occupied by 
households in need Based on 1.1 3,978 

3.2 Surplus stock Vacancy rate <2% so no 
surplus stock assumed 0 

3.3 Committed supply of new affordable units Annual average 206 
3.4 Units to be taken out of management Annual average 28 
3.5 Total affordable housing stock available 3.1+3.2+3.3-3.4 4,156 

3.6 Annual supply of social re-lets (net) Annual supply (3-year 
average) 1,482 

3.7 
Annual supply of intermediate affordable 
housing available for re-let or resale at 
sub-market levels 

Annual supply (3-year 
average) 0 

3.8 Annual supply of affordable housing 3.6+3.7 1,482 
Stage 4: ESTIMATE OF ANNUAL HOUSING NEED 
4.1 Total backlog need 1.2a-3.5 4,338 
4.2 Quota to reduce over plan period Annual reduction 10% 
4.3 Annual backlog reduction Annual requirement 434 
4.4 Newly arising need 2.4 1,238 
4.5 Total annual affordable need (gross need) 4.3+4.4 1,672 
4.6 Annual affordable capacity 3.8 1,482 
4.7 NET ANNUAL SHORTFALL (4.5-4.6) NET 190 

Source: 2020 Household survey, RP Core Lettings and Sales data 
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Table C2 Affordable housing need calculation for Barnsley by sub-area 
Step Stage and Step description 

Step Stage and Step description 

Total households>>> 

Sub Area 

10,828 
Bolton, 

Goldthorpe 
and 

Thurnscoe 

10,263 

Darton 
and 

Barugh 

20,049 
Hoyland, 

Wombwell 
and 

Darfield 

17,413 
North 

Barnsley 
and 

Royston 

6,692 

Penistone 
and 

Dodworth 

10,446 

Rural 
East 

6,879 

Rural 
West 

26,889 

South 
Barnsley and 
Worsbrough 

109,459 

BARNSLEY 
TOTAL 

Stage1: CURRENT NEED 
1.1 Total in need 1,556 819 3,768 1,950 800 891 644 2,371 12,797 

1.2 % in need who cannot afford open market (buying or 
renting 40.5 62.6 83.0 74.1 76.8 62.3 25.7 60.8 66.4 

1.2a TOTAL in need and cannot afford open market (buying 
or renting) Total 630 513 3,128 1,446 614 555 166 1,442 8,494 

Stage 2: FUTURE NEED 
2.1 New household formation (Gross per year) Based on blended rate 91 148 207 238 91 140 60 410 1,383 
2.2 Number of new households requiring affordable housing (%) 79.0 80.3 75.0 55.8 94.6 52.3 64.7 38.1 60.2 

2.2a Number of new households requiring affordable housing Number 72 119 155 133 86 73 39 156 832 
2.3 Existing households falling into need Annual requirement 100 0 246 0 23 24 13 0 406 
2.4 Total newly-arising housing need (gross each year) 2.2a + 2.3 172 119 401 133 109 97 51 156 1238 

Stage 3: AFFORDABLE HOUSING SUPPLY 
3.1 Affordable dwellings occupied by households in need (based on 1.1) 194 207 1,241 866 163 0 29 1,278 3,978 

3.2 Surplus stock Vacancy rate <2% so no 
surplus stock assumed 0 0 0 0 0 0 0 0 0 

3.3 Committed supply of new affordable units Total 30 28 47 41 13 15 5 29 206 
3.4 Units to be taken out of management Annual 3 3 5 4 2 3 2 7 28 
3.5 Total affordable housing stock available 3.1+3.2+3.3-3.4 221 233 1283 902 174 12 32 1300 4,156 

3.6 Annual supply of social re-lets (net) Annual Supply (3 year 
average) 147 139 271 236 91 141 93 364 1,482 

3.7 Annual supply of intermediate affordable housing 
available for re-let or resale at sub-market levels 

Annual Supply (3 year 
average) 0 0 0 0 0 0 0 0 0 

3.8 Annual supply of affordable housing 3.6+3.7 147 139 271 236 91 141 93 364 1,482 
Stage 4: ESTIMATE OF ANNUAL HOUSING NEED 

4.1 Total backlog need 1.2a-3.5 409 280 1845 544 440 543 134 142 4,338 
4.2 Quota to reduce over plan period Annual reduction 10% 10% 10% 10% 10% 10% 10% 10% 10% 
4.3 Annual backlog reduction Annual requirement 41 28 184 54 44 54 13 14 434 
4.4 Newly-arising need 2.4 172 119 401 133 109 97 51 156 1238 
4.5 Total annual affordable need 4.3+4.4 213 147 586 187 153 152 65 170 1672 
4.6 Annual affordable capacity 3.8 147 139 271 236 91 141 93 364 1,482 
4.7 Net annual imbalance 4.5-4.6 NET 66 8 315 -49 62 11 -28 -194 190 

Source: 2019 household survey, RP CORE lettings and sales data. Note: When reviewing need at the sub-area level, it is important to recognise there 
is a gross shortfall across all sub-areas. The net shortfall is variable and based on available data on lettings and newbuild activity which can vary 
on an annual basis. Therefore, any negative net need figures should not be interpreted as there being no need in those areas. 
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Stage 1:  Current households in affordable housing need 
C.6 PPG 2019 (Paragraph: 020 Reference ID: 2a-021-20190220) states that 

‘strategic policy-making authorities can establish the unmet (gross) need for 
affordable housing by assessing past trends and current estimates of: 

• the number of homeless households. 

• the number of those in priority need who are currently housed in temporary 
accommodation. 

• the number of households in over-crowded housing. 

• the number of concealed households. 

• the number of existing affordable housing tenants in need (i.e. householders 
currently housed in unsuitable dwellings); and 

• the number of households from other tenures in need and those that cannot 
afford their own homes, either to rent or to own if that is their aspiration.’ 

C.7 PPG 2019 notes that care should be taken to avoid double-counting and to only 
include those households who cannot afford to access suitable housing in the 
market. 

C.8 Using evidence from the 2020 household survey, a total of 12,797 households 
are identified to be in housing need representing 11.7% of all households across 
the Metropolitan Borough (arc4 would expect between 5 and 10% of households 
in need based on our other studies). 

Homeless households and households in temporary 
accommodation 

C.9 Table C3 considers trends in decisions and acceptances of homeless 
households and indicates that an annual average of 27 households have been 
accepted as homeless over the period 2010/11 to 2017/18. 

Table C3 Homeless decisions and acceptances 2010/11 to 2017/18 
Year Decisions made Accepted as homeless 
2010/11 405 56 
2011/12 296 38 
2012/13 243 23 
2013/14 242 14 
2014/15 337 13 
2015/16 169 14 
2016/17 118 15 
2017/18 124 41 
Total 1,934 214 
Annual Average 242 27 

Source: MHCLG Homelessness Statistics 

C.10 The 2020 household survey identifies a total of 843 households who are either 
homeless or living in temporary accommodation. 
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Overcrowding and concealed households 
C.11 The extent to which households are overcrowded is measured using the 

‘bedroom standard’. This allocates a standard number of bedrooms to each 
household in accordance with its age/sex/marital status composition. A separate 
bedroom is allocated to each married couple, any other person aged 21 or over, 
each pair of adolescents aged 10-20 of the same sex and each pair of children 
under 10. Any unpaired person aged 10-20 is paired if possible, with a child under 
10 of the same sex, or, if that is not possible, is given a separate bedroom, as is 
any unpaired child under 10. This standard is then compared with the actual 
number of bedrooms (including bedsits) available for the sole use of the 
household. 

C.12 The 2020 household survey identifies a total of 3,008 households living in 
overcrowded conditions (2.7% of all households). 

Existing affordable tenants in need 
C.13 The 2020 household survey identified a total of 3,978 affordable tenants in 

housing need. 

Households in other tenures in need 
C.14 The 2019 household survey identified a total of 4,968 other households in need. 

Summary of existing households in need 
C.15 Table C4 provides a summary of the number of existing households in need and 

after taking into account households with more than one need, the final figure of 
12,797 is established. Note that the components of need do not sum to 12,797 
because a household may have more than one need. 

Table C4 Reason for housing need 
Reason for need Total in need 
Homeless household / in temporary accommodation 843 
Overcrowded/concealed 3,008 
Existing affordable tenants in need 3,978 
Other tenures in need 11,463 
All households in need 12,797 

Source: 2019 household survey 
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C.16 Step 1.2 then considers the extent to which households can afford open market 
prices or rents, tested against lower quartile prices at sub-area level (Table C5). 
This analysis has been based on lower quartile prices for 2019 derived from Land 
Registry address-level data and private sector rents from lettings reported by 
Zoopla during 2019. 

C.17 This analysis demonstrates that across the metropolitan borough 66.4% of 
existing households in need could not afford open market prices or rents (8,494 
households). 

Table C5 Lower quartile house prices and private rent levels by sub area (2019 
data) 

Sub Area Lower quartile 
price (£) 

Lower quartile 
private rent 

(£ each month) 
Bolton, Goldthorpe and Thurnscoe 64,000 399 
Darton and Barugh 122,000 433 
Hoyland, Wombwell and Darfield 85,000 399 
North Barnsley and Royston 85,000 394 
Penistone and Dodworth 131,000 494 
Rural East 88,000 399 
Rural West 172,500 576 
South Barnsley and Worsbrough 75,000 394 
Barnsley Total 85,000 399 

Source: Data produced by Land Registry © Crown copyright 2019, Zoopla 2019 

Stage 2:  Newly arising affordable need 
C.18 The 2019 PPG considers how the number of newly-arising households likely to 

need affordable housing: ‘Projections of affordable housing need will have to 
reflect new household formation, the proportion of newly forming households 
unable to buy or rent in the market area, and an estimation of the number of 
existing households falling into need. This process will need to identify the 
minimum household income required to access lower quartile (entry level) market 
housing (strategic policy-making authorities can use current cost in this process 
but may wish to factor in anticipated changes in house prices and wages). It can 
then assess what proportion of newly-forming households will be unable to 
access market housing.’ (source: Paragraph: 021 Reference ID: 2a-021-
20190220) 
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New household formation (gross per year) 
C.19 An overall view on household formation can be derived from national estimates 

and household survey data. The national household formation rate reported in 
the English Housing Survey is currently 1.48% based on the latest three-year 
average national rate reported in the English Housing Survey over the period 
2015/16 to 2017/18. Applying this to the borough population results in a gross 
formation rate of 1,620. 

C.20 The household survey indicated that an average of 958 households have actually 
formed in the past 5 years but 1,572 expect to form in the next five years. 

C.21 The overall average of these three figures results in an annual formation rate of 
1,383 which is used in the analysis. 

C.22 Household survey income data was analysed to identify the proportion of newly 
forming households who could afford lower quartile house prices and/or rents. 
Overall, 60.2% could not afford open market prices or rents (832 each year). 

Existing households expected to fall into need 
C.23 The household survey identified an annual need of 406 households who are likely 

to fall into need. This is based on the number of households who want to move 
into social renting from private tenures because they are in need based on survey 
evidence. 

Total newly arising housing need (gross per year) 
C.24 Total newly arising need is calculated to be 1,238 households each year across 

the metropolitan borough. 

Stage 3:  Affordable housing supply 
C.25 The 2019 PPG states how the current stock of affordable housing supply should 

be calculated: 

• the number of affordable dwellings that are going to be vacated by current 
occupiers that are fit for use by other households in need; 

• suitable surplus stock (vacant properties); and 

• the committed supply of new net affordable homes at the point of the 
assessment (number and size) (source: Paragraph: 022 Reference ID: 2a-
022-20190220). 

C.26 Total affordable housing stock available = Dwellings currently occupied by 
households in need + surplus stock + committed additional housing stock – units 
to be taken out of management. 
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Step 3.1 Affordable dwellings occupied by households in need 
C.27 This is an important consideration in establishing the net levels of housing need 

as the movement of these households within affordable housing will have a nil 
effect in terms of housing need. 

C.28 A total of 3,978 households are current occupiers of affordable housing in need. 
Although the movement of these households within affordable housing will have 
a nil effect in terms of housing need (i.e. they already live in affordable housing), 
the model assumes that these households will move in the next 5 years to 
address their housing need. 

Step 3.2 Surplus stock 
C.29 A proportion of vacant properties are needed to allow households to move within 

housing stock. Across the social rented sector, this proportion is generally 
recognised as being 2%. Stock above this proportion is usually assumed to be 
surplus stock. Modelling assumes no surplus social rented stock across the 
metropolitan borough. 

Step 3.3 Committed supply of new affordable units 
C.30 Using council data as an as an indication for future supply, it is assumed there is 

a committed supply of 206 affordable dwellings.  This is based on an average of 
20% of the total residential supply being affordable. 

Step 3.4 Units to be taken out of management 
C.31 The evidence shows the average annual number of units to be taken out of 

management in the metropolitan borough is 28. 

Step 3.5 Total affordable housing stock available 
C.32 There are 3,978 social (affordable) dwellings available arising from households 

currently living in affordable housing and assumes they will move to address their 
housing need in the future. New Affordable units is estimated to be 206 annually, 
however there is also a small number of units to be taken out of management 
(28). This results in a total of 4,156 units of affordable housing stock being 
available. 

Step 3.6 Annual supply of social re-lets 
C.33 Over the three period 2015/16 to 2017/18 there were a total of 4,446 lettings 

made across the metropolitan borough, with an annual average of 1,482 
affordable dwellings let. 
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Step 3.7 Annual supply of intermediate re-lets/sales 
C.34 There was no data recorded for intermediate tenure lettings across the 

metropolitan borough. 

Summary of Stage 3 
C.35 Overall, the model assumes a stock of 4,184 affordable dwellings coming 

available from either existing household’s moving or new build. In addition, the 
model assumes there is an annual affordable supply through general lettings of 
1,482 dwellings. 

Stage 4: Estimate of total annual need for affordable housing 
Overview 

C.36 Analysis has carefully considered how housing need is arising within the 
metropolitan borough by identifying existing households in need (and who cannot 
afford market solutions), newly forming households in need and existing 
households likely to fall into need in line with PPG. 

C.37 This has been reconciled with the overall supply of affordable dwellings. Based 
on the affordable needs framework model, analysis suggests that there is an 
overall annual net imbalance of 190 dwellings each year. 

C.38 Stage 4 brings together the individual components of the needs assessment to 
establish the total net annual shortfall. 

Step 4.1 Total backlog need 
C.39 Step 4.1 is the total backlog need which is derived from the number of households 

in Step 1.3 minus total affordable housing stock available (Step 3.5). The total 
backlog need is 4,338. 

Steps 4.2 to 4.6 
C.40 Step 4.2 is a quota to reduce the total backlog need which is assumed to be 10% 

in this case. 
C.41 Step 4.3 is the annual backlog reduction based on Step 4.2 (434 each year). Due 

to the relatively low level of affordable supply it is assumed the backlog would 
need to be cleared over 10 years and not 5 as in the standard CLG recommended 
model. 

C.42 Step 4.4 is a summary of newly arising need from both newly forming households 
and existing households falling into need (1,238 each year). 

C.43 Step 4.5 is the total annual affordable need based on Steps 4.3 and 4.4 (1,672 
each year) (this is also the gross need). 

C.44 Step 4.6 is the annual social/affordable rented and intermediate tenure capacity 
based on Step 3.7 (1,482 each year). 
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Total gross and net imbalance 
C.45 The overall gross imbalance across Barnsley Metropolitan Borough is 1,672 

affordable dwellings each year. After taking into account supply of affordable 
accommodation, the net imbalance is 190 each year. This justifies a continued 
need for a robust affordable housing policy. 

Relationship between current housing stock and current and 
future needs 

C.46 The 2019 PPG states that ‘Strategic policy-making authorities will need to look 
at the current stock of different sizes and assess whether these match current 
and future needs’ (source: 2019 PPG Paragraph 023 Reference ID: 2a-
023030190220). The analysis of affordable housing need therefore includes a 
review of the dwelling sizes of new affordable units. 

C.47 Table C6 breaks down the overall gross need for 1,672 affordable dwellings by 
size (number of bedrooms) each year. Table C7 calculates the need as a 
percentage and summarises the gross and net shortfalls by sub-area. 
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Table C6 Gross annual imbalance of affordable dwellings by sub area and number of bedrooms 

Number of 
bedrooms 

Sub area 
Bolton, 

Goldthorpe and 
Thurnscoe 

Darton and 
Barugh 

Hoyland, 
Wombwell and 

Darfield 
North Barnsley 
and Royston 

Penistone 
and 

Dodworth Rural East Rural West 
South Barnsley 

and Worsbrough 
BARNSLEY 

TOTAL 
One 2 96 25 15 13 14 5 17 188 
Two 26 29 300 70 133 127 27 126 837 
Three 185 22 261 90 5 10 1 25 600 
Four 0 0 0 12 2 0 10 2 26 
Five or more 0 0 0 0 0 0 21 0 21 
Total 213 147 586 187 153 152 65 170 1,672 

Source: 2020 household survey; table may have minor rounding error 

Table C7 Gross shortfall by dwelling type/number of bedrooms and overall net shortfall 

Number of 
bedrooms 

Sub area 
Bolton, 

Goldthorpe and 
Thurnscoe 

Darton and 
Barugh 

Hoyland, 
Wombwell and 

Darfield 
North Barnsley 
and Royston 

Penistone 
and 

Dodworth Rural East Rural West 
South Barnsley 

and Worsbrough 
BARNSLEY 

TOTAL 
One 0.7 65.5 4.3 8.2 8.7 9.5 8.2 9.9 11.2 
Two 12.2 19.5 51.2 37.2 87.2 83.6 41.3 74.2 50.1 
Three 87.1 15.0 44.6 48.0 3.1 6.9 1.9 14.9 35.9 
Four 0.0 0.0 0.0 6.5 1.0 0.0 15.8 0.9 1.5 
Five or more 0.0 0.0 0.0 0.0 0.0 0.0 32.9 0.0 1.3 
Total 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 
Gross Need 213 147 586 187 153 152 65 170 1,672 
Net Need 66 8 314 -48 62 10 -29 -194 190 

Source: 2020 household survey table may have minor rounding errors 
Note: Rural West shows a higher level of annual affordable capacity based on the modelling carried out. Further analysis indicates that the supply 
is lower and there are shortfalls of need within the sub-area 
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C.48 Table C8 compares the current supply of affordable housing with the gross 
imbalance and indicates that there is a particular shortfall of 2 and 3-bedroom 
affordable dwellings. 5-bedroom stock also suggest a shortfall albeit less than 
the 2 and 3-bedroom dwellings. 1-bedroom dwellings show a surplus when 
compared with actual need. 

C.49 The largest proportion of the current affordable stock of 2-bedroom dwellings, 
yet the level of need is a greater by 9.9%. The proportion of 1-bedroom 
dwellings in the stock is some 9.3% greater than the need for them. Sub areas 
with the greatest concentrations of 1-bedroom dwellings are Bolton, Goldthorpe 
and Thurnscoe, South Barnsley and Worsbrough. This data is presented as it 
is a requirement of PPG, but it may not reflect the levels of re-let supply 
generated by the stock. Comparison of findings in tables C6 and C7 and C8 
would suggest that the 1-bedroom stock is generating significantly less supply 
than the 2-bedroom stock when number of vacancies annually are compared 
to size of the current stock. supply rates have been calculated by dividing the 
annual supply by the total amount of stock. The supply is deduced from tables 
C6 and C7. The supply rate, sometimes called churn, of 1-bedroom affordable 
dwellings across Barnsley is 20% and for 2-bedroom dwellings it is 43%. 

Table C8 Comparison between current supply and annual gross need 
Number 
of 
bedrooms Current supply % 

Annual gross 
imbalance 

need % Variance 
1-bedroom 834 22.7 13.4 9.3 
2-bedroom 1,723 47.0 56.8 -9.9 
3-bedroom 1,011 27.6 27.8 -0.2 
4-bedroom 98 2.7 1.5 1.2 
5-bedroom 3 0.1 0.5 -0.4 
Total 3,669 100.0 

Source (current supply): Regulator of Social Housing Statistical Data Return 2019 

Dwelling type and size 
C.50 Table C9 shows the type and size requirements of affordable housing based 

on the annual gross imbalance. This analysis is based on what existing 
households in need expect to move to along with the type/size of dwelling newly 
forming households moved to. This would suggest an overall dwelling mix of 
68.6% houses, 17.6% flats and 13.8% bungalows. This analysis also feeds into 
the overall market mix analysis of the SHMA. 
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Table C9 Affordable dwelling size and type 

Dwelling type/size 

Bolton, 
Goldthorpe 

and 
Thurnscoe 

Darton and 
Barugh 

Hoyland, 
Wombwell 

and Darfield 
North Barnsley 
and Royston 

Penistone 
and 

Dodworth Rural East Rural West 

South 
Barnsley and 
Worsbrough 

BARNSLEY 
TOTAL 

1- and 2-bedroom house 0.0 30.4 16.6 23.0 72.9 20.9 50.1 71.1 38.3 
3- bedroom house 90.2 12.8 54.3 48.0 2.9 0.0 0.0 14.7 29.5 
4- or more-bedroom 
house 0.0 0.0 0.0 0.0 0.0 0.0 46.8 0.0 0.8 

1-bedroom flat 0.0 41.9 0.0 0.0 4.0 0.0 3.1 9.0 7.6 
2 and 3-bedroom flat 0.0 1.4 12.7 0.0 13.6 43.3 0.0 1.5 10.0 
1- or 2-bedroom 
bungalow 9.8 9.2 14.3 29.0 6.0 18.7 0.0 3.7 11.4 

3 or more-bedroom 
bungalow 0.0 4.4 2.1 0.0 0.5 17.1 0.0 0.0 2.5 

Other 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
Total 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 

Source: 2020 household survey 

June 2021 



      

 
   

 
   

   
 

  
  

   
 

    
 

  
 

   
  

 
  

 

     

 

    
 

  
 

  
 

  
 

 
   

      

        
 

      

 
      

      
       
       

 
      

     
        

 
     

 
 

   
  

 
  

    

  

-

Barnsley MBC SHMA 2021 Page 171 of 203 

Tenure split 
C.51 The NPPF states that 10% of dwellings on larger sites should be made 

available for affordable home ownership. The Barnsley Local Plan policy 
requirements varies by sub-area from 10% to 30%. The SPD Affordable 
Housing (May 2019) currently sets an affordable housing tenure split between 
affordable homes for rent and home ownership. The percentage allocated for 
affordable homes to rent varies between 67% and 80% according to sub-area. 

C.52 In order to inform a review of these figures, the SHMA uses primary data from 
the household survey to consider an appropriate affordable housing tenure 
split, the analysis considers the expressed tenure preferences of existing 
households in need and newly forming households and the relative affordability 
of alternative tenure options. 

C.53 Table C10 sets out the tenure split based on the tenure preferences of existing 
and newly forming households. Whilst some sub-areas show more of an 
imbalance in tenures, the average overall is 62.1% affordable and 37.9% 
intermediate. Therefore, an appropriate tenure split for Barnsley MBC would be 
60% social/affordable rented and 40% intermediate tenure. 

Table C10 Tenure split by sub area 

Settlement 

Tenu
Affordable/ 

social rented 

re preferences 
Intermediate 

tenure Total 

SPD 
Affordable/ 

social rented 

split 
Intermediate 

tenure 
Bolton, Goldthorpe and 
Thurnscoe 48.0 52.0 100.0 80% 20% 

Darton and Barugh 72.3 27.7 100.0 50% 50% 
Hoyland, Wombwell and 
Darfield 65.8 34.2 100.0 80% 20% 

North Barnsley and 
Royston 87.2 12.8 100.0 80% 20% 

Penistone and Dodworth 91.8 8.2 100.0 67% 33% 
Rural East 35.8 64.2 100.0 80% 20% 
Rural West 20.7 79.3 100.0 67% 33% 
South Barnsley and 
Worsbrough 63.5 36.5 100.0 80% 20% 

Barnsley Total 62.1 37.9 100.0 
Source: 2020 household survey, SPD Affordable Housing (May 2019) 

C.54 When the data is split into existing household and newly forming household’s 
preference, the results shows slightly different results. Overall the tenure split 
amongst existing households is 73.3% affordable and 26.7% intermediate, this 
is closest to the 80% affordable and 20% intermediate tenue split outlined for 
the majority of the borough’s sub-areas in the SPD Affordable Housing. For 
newly forming households the split is 58.2% affordable and 41.8% intermediate. 
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C.55 Further tests of affordability (Tables C11 and C12) confirms a range of affordable 
and intermediate tenure options are affordable to both existing and newly forming 
households. 

Table C11 Intermediate tenure options 

Intermediate product 
Barnsley MBC 

price* 

% existing 
households can 

afford 

% newly forming 
households can 

afford 
Discounted home ownership £96,958 17.2 15.4 
Help to buy £89,250 19.7 22.1 
50% Shared ownership £57,375 20.0 22.5 
25% Shared ownership £30,281 28.0 32.2 

Source: 2020 household survey – *prices based on mortgage required/rent payments minus 
10% deposit 

Table C12 Affordable tenure options 

Affordable Product 
Income 

Required 

% existing 
households can 

afford 

% newly forming 
households can 

afford 
Social rent £15,303 48.6 64.8 
Affordable rent £15,154 48.9 65.5 

Source: 2020 household survey 

June 2021 



      

 
   

 
 

          
           

           
   

 

 
     

    

   

     
    

     
 

  
        

        
       

         
           

      
 

 

  
        

   
 

 

  
        

             
 

           
        

   
           

        
  

 

 

 

 

 

Barnsley MBC SHMA 2021 Page 173 of 203 

Technical Appendix D:  Dwelling type and mix 
modelling 

Introduction 
D.1 This technical appendix describes the method used by arc4 to establish future 

dwelling type and size mix across the borough. It presents the baseline data used 
as a starting point for the analysis and how data are interpreted to establish a 
reasonable view on dwelling type and mix. 

Starting points 
D.2 There are four main data sources which underpin the analysis: 

• household projections. 

• dwelling stock information. 

• data identifying the relationships between households and dwellings derived 
from the 2020 household survey: and 

• data derived from affordable housing need analysis 

Household projections 
D.3 These are used to establish the number of households by Household Reference 

Person (HRP) and household type using the 2014-based data, and how this is 
expected to change over the Local Plan period 2019 to 2033. 

D.4 The change in the number of households over this period can be established 
and, assuming that the dwelling needs of these households do not change 
significantly over the plan period, the potential impact on type and number of 
bedrooms of future dwellings can be determined. 

Dwelling stock 
D.5 The latest Valuation Office Agency (VOA) data provides a summary of dwelling 

type (house, flat, bungalow) and size (number of bedrooms) as at September 
2019. 

Relationship between households and dwellings 
D.6 The relationship between the age of Household Reference Person, household 

type and dwellings occupied by type and size can be derived from the 2020 
household survey. 

D.7 The data available is summarised in Table D.1 For each age group, the 
proportion of Household Reference Persons (HRPs) by household type living in 
different type/size and size of dwelling has been estimated. 

D.8 The 2020 household survey also provides data on household aspirations and 
what households would expect to move to. This data can also be broken down 
by HRP age group and household type. 
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D.9 By combining this range of data, it is possible to model the likely change in 
dwelling type/size requirements with reference to: 

• the current relationship between HRP/household type and dwelling type/size 
and this remains constant over the plan period (demographic baseline). 

• household aspirations by HRP/household type (aspirations); and 

• what households would expect by HRP/household type (expect). 

Table D1 Age groups, household type and dwelling types used 
Age group 

of 
Household 
Reference 

Person 

Household type Dwelling type Dwelling size 

15 to 24 One-person household 1-bedroom house 1-bedroom 
25 to 34 Couple only household 2-bedroom house 2-bedrooms 
35 to 44 Household with 1 or 2-child(ren) 3-bedroom house 3-bedrooms 
45 to 59 Households with 3-children 4 or more-bedroom house 4 or more-bedrooms 
60 to 84 Other multi-person household 1-bedroom flat 

All85+ All 2-bedroom flat 
All 3 or more-bedroom flat 

1 or 2-bedroom bungalow 
3 or more-bedroom bungalow 
All 

Source: Household survey 2019 

Applying the data at the Barnsley MBC level 
D.10 Applying the data at the Barnsley MBC level is done in a systematic way. Firstly, 

the change in the number of households by age group and household type is 
established from household projections. Assuming that the dwelling needs of 
these households do not change over the plan period, the overall impact on 
type/size of dwellings can be determined. 

D.11 This is further explained by a worked, hypothetical example. 

• In 2019, 66.6% of couples (2,318) with an HRP aged 25-34 lived in a two-
bedroom house and there was a total of 3,478 households in this age and 
HRP cohort. By 2033, the number of households in this cohort is expected 
to increase slightly to 3,539 and assuming that 66.6% live in a two-bedroom 
house, there will be 2,357 living in two-bedroom houses. There will be a net 
increase in need by 39 from this particular cohort for two-bedroom houses. 

• In contrast, the number of couples aged 60-84 is expected to increase from 
13,238 in 2019 to 18,467 in 2033. In 2019, 14.7% (1,927) lived in two-
bedroom houses and this would increase to 2,715 in 2033. There would be 
a net increase in need of 788 from this particular cohort for two-bedroom 
dwellings. 

D.12 Tables D2A and D2B present the baseline demographic data for Barnsley. The 
total number of households is expected to increase by around 11,445 (+10.5%) 
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over the plan period 2019-2033 using 2014-based MHCLG household 
projections. Growth is expected in four out of the six age cohorts and the largest 
growth will be in the number of households where the HRP is aged between 60 
and 84 years (an increase of 8,458). Figure D1 illustrates how the number of 
households by HRP age is expected to change over the plan period 2019-2033. 

Figure D1 Change in HRP age groups 2019-2033 

Source: 2014-based MHCLG household projections 
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Table D2A Change in number of households by age group 2019 2033 

Age group Household (HH) Type 
Year Change in households 

2019 20332019 2033 

15-24 

One person 864 1,008 144 
Couple only 787 988 201 
Household with 1 or 2-children 1,751 2,101 350 
Household with 3-children 156 232 76 
Other multi-person household 246 238 -8 
Total 3,804 4,567 763 

25-34 

One person 3,218 3,160 -58 
Couple only 3,070 2,844 -226 
Household with 1 or 2-children 5,935 4,390 -1,545 
Household with 3-children 1,389 1,102 -287 
Other multi-person household 435 312 -123 
Total 14,047 11,808 -2,239 

35-44 

One person 3,445 4,833 1,388 
Couple only 1,937 2,414 477 
Household with 1 or 2-children 9,114 10,368 1,254 
Household with 3-children 1,687 1,903 216 
Other multi-person household 812 735 -77 
Total 16,995 20,253 3,258 

45-59 

One person 7,771 7,771 0 
Couple only 7,304 4,779 -2,525 
Household with 1 or 2-children 9,417 10,406 989 
Household with 3-children 674 715 41 
Other multi-person household 6,610 5,269 -1,341 
Total 31,776 28,940 -2,836 

60-84 

One person 14,470 16,238 1,768 
Couple only 17,283 22,405 5,122 
Household with 1 or 2-children 861 1,487 626 
Household with 3-children 34 48 14 
Other multi-person household 4,805 5,733 928 
Total 37,453 45,911 8,458 

85+ 

One person 3,091 5,390 2,299 
Couple only 837 1,760 923 
Household with 1 or 2-children 48 143 95 
Household with 3-children 0 0 0 
Other multi-person household 556 1,280 724 
Total 4,532 8,573 4,041 

Continued overleaf/... 
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Table D2B Change in number of households 2019 2033 

Age group Household Type 
Year Change in households 

2019 20332019 2033 

ALL 

One person 32,858 38,401 5,543 
Couple only 31,218 35,191 3,973 
Household with 1 or 2-children 27,125 28,896 1,771 
Household with 3-children 3,938 4,000 62 
Other multi-person household 13,465 13,568 103 
Total 108,607 120,052 11,445 

Source: MHCLG 2014-based household projections (subject to rounding) 

D.13 Table D3 summarises the change in the number of households by age group. 

Table D3 Change in number of households by age group 2019 2033 

Year and Household Type Household Reference Person Age Group 
2019 15_24 25_34 35_44 45_59 60_84 85+ Total 
One person 864 3218 3445 7771 14470 3091 32859 
Couple only 787 3,070 1,937 7304 17283 837 31,218 
Household with 1 or 2-child(ren) 1,751 5,935 9,114 9417 861 48 27,126 
Household with 3-children 156 1,389 1,687 674 34 0 3,940 
Other multi-person household 246 435 812 6610 4805 556 13,464 
Total 3,804 14,047 16,995 31776 37453 4,532 108,607 
2033 15_24 25_34 35_44 45_59 60_84 85+ Total 
One person 1,008 3,160 4,833 7,771 16,238 5,390 38,400 
Couple only 988 2,844 2,414 4,779 22,405 1,760 35,190 
Household with 1 or 2-child(ren) 2,101 4,390 10,368 10,406 1,487 143 28,895 
Household with 3-children 232 1,102 1,903 715 48 - 4,000 
Other multi-person household 238 312 735 5,269 5,733 1,280 13,567 
Total 4,567 11,808 20,253 28,940 45,911 8,573 120,052 
Change 2019 2033 15_24 25_34 35_44 45_59 60_84 85+ Total 
One person 144 -58 1,388 - 1,768 2,299 5,541 
Couple only 201 -226 477 -2,525 5,122 923 3,972 
Household with 1 or 2-child(ren) 350 -1,545 1,254 989 626 95 1,769 
Household with 3-children 76 -287 216 41 14 - 60 
Other multi-person household -8 -123 -77 -1,341 928 724 103 
Total 763 -2,239 3,258 -2,836 8,458 4,041 11,445 

Source: MHCLG 2014-based household projections (subject to rounding) 

D.14 Table D4 applies household survey data on dwelling occupancy to the 
demographic trends across the borough over the period 2019-2033. The two right 
hand columns indicate the likely change in demand for dwelling types and sizes 
and how this translates to an overall percentage change in dwelling requirement. 
The majority of need will be for 3-bedroom (41.7%) followed by 2-bedroom 
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(38.5%), 1 -bedroom (11.7%) and 4 or more-bedroom dwellings (8.0%). 
Regarding dwelling type, analysis suggests a broad split of 52.8% houses, 40.4% 
bungalows (or level-access accommodation), 6.4% flats and 0.4% other. 

Table D4 Impact of change in households by age group on dwellings occupied 

Dwelling type/size 
Age group of Household Reference Person 

Total 
% 

change15 24 25 34 35 44 45 59 60 84 85+ 
1-bedroom house 0 0 10 -6 0 0 4 0.0 
2-bedroom house 519 -699 831 -513 1,193 420 1,751 15.3 
3-bedroom house 55 -983 1,466 -1,327 3,316 845 3,371 29.5 
4 or more-bedroom house 0 -199 730 -635 964 57 916 8.0 
1-bedroom flat 57 -16 0 -68 389 85 447 3.9 
2-bedroom flat 132 -343 94 -77 313 170 290 2.5 
3 or more-bedroom flat 0 0 0 -6 0 0 -6 0.0 
1-bedroom bungalow 0 0 33 -11 296 554 871 7.6 
2-bedroom bungalow 0 0 52 -77 1,159 1,237 2,371 20.7 
3 or more-bedroom 
bungalow 0 0 42 -91 761 675 1,388 12.1 

1-bedroom other 0 0 0 0 17 0 17 0.1 
2-bedroom other 0 0 0 0 0 0 - 0.0 
3 or more-bedroom other 0 0 0 -26 51 0 25 0.2 
Total 763 -2,239 3,258 -2,836 8,458 4,041 11,445 100.0 

Number of bedrooms 
Age group of Household Reference Person 

Total 
% 

change15 24 25 34 35 44 45 59 60 84 85+ 
1 57 -16 42 -85 702 638 1,339 11.7 
2 651 -1,041 977 -666 2,664 1,827 4,411 38.5 
3 55 -983 1,508 -1,449 4,128 1,519 4,778 41.7 
4 or more - -199 730 -635 964 57 916 8.0 
Total 763 -2,239 3,258 -2,836 8,458 4,041 11,445 100 

Note totals by age group may vary slightly due to rounding errors 
Source: MHCLG 2014-based household projections and 2020 household survey 

Aspiration scenario 
D.15 Under the aspiration scenario, the relationship between HRP/household type and 

dwelling type/size is based on the aspirations of households who are intending 
to move in the next 5 years. The profile of dwellings is applied to changes in 
HRP/household type over the plan period. The impact of this on overall dwelling 
type/mix is shown in Table D5. Analysis indicates that the highest level of need 
under this scenario shifts to 2-bedroom (68.4%) followed by 1-bedroom (18.4%) 
dwellings, 3-bedroom (16.3%) dwellings and 4 or more-bedroom (-3.2%). 
Regarding dwelling type, analysis suggests a marked shift towards 
bungalow/level access accommodation and flats, with a broad split of 64.3% 
bungalows (or level-access accommodation), 29.4% flats, 6.4% houses and 0% 
for other property types (for instance older persons specialist accommodation). 
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Table D5 Impact of change in households by age group on dwellings occupied: 
aspirations 

Dwelling type/size 

Age group of Household Reference 
Person Total 

change 
% 

change15 24 25 34 35 44 45 59 60 84 85+ 
1-bedroom house 0 0 0 0 0 0 0 0.0 
2-bedroom house 0 -36 355 -57 533 0 795 7.0 
3-bedroom house 763 -1,012 811 -649 381 0 293 2.6 
4 or more-bedroom house 0 -1,191 1,525 -814 118 0 -362 -3.2 
1-bedroom flat 0 0 0 -79 220 1,499 1,640 14.3 
2-bedroom flat 0 0 0 -133 592 1,237 1,695 14.8 
3 or more-bedroom flat 0 0 0 0 25 0 25 0.2 
1-bedroom bungalow 0 0 179 0 288 0 467 4.1 
2-bedroom bungalow 0 0 388 -678 4,677 954 5,341 46.7 
3 or more-bedroom 
bungalow 0 0 0 -425 1,624 352 1,550 13.5 
1-bedroom other 0 0 0 0 0 0 0 0.0 
2-bedroom other 0 0 0 0 0 0 0 0.0 
3 or more-bedroom other 0 0 0 0 0 0 0 0.0 
Total 763 -2,239 3,258 -2,836 8,458 4,041 11,445 100.0 

Number of bedrooms 
Age group of Household Reference Person Total 

change 
% 

change15 24 25 34 35 44 45 59 60 84 85+ 
1 0 0 179 -79 507 1,499 2,106 18.4 
2 0 -36 743 -868 5,802 2,190 7,832 68.4 
3 763 -1,012 811 -1,075 2,030 352 1,869 16.3 
4 or more 0 -1,191 1,525 -814 118 0 -362 -3.2 
Total 763 -2,239 3,258 -2,836 8,458 4,041 11,445 100 

Note totals by age group may vary slightly due to rounding errors 
Source: MHCLG 2014-based household projections and 2020 household survey 

Expect scenario 
D.16 Under the expect scenario, the relationship between HRP/household type and 

dwelling type/size is based on what households would expect to move to if they 
are intending to move in the next 5 years. The profile of dwellings is applied to 
changes in HRP/household type over the plan period. The impact of this on 
overall dwelling type/mix is shown in Table D6. Analysis indicates a more 
pronounced focus on the need for 2-bedroom (80.2%), followed by 1-bedroom 
(8.4%) dwellings. Compared to the aspiration scenario, smaller proportions 
expected to move to 3-bedroom dwellings (6.6%) followed by a larger number to 
4 or more-bedroom dwellings (4.8%). Regarding dwelling type, analysis of 
expectations compared to aspirations suggests a shift more towards 
bungalow/level access accommodation and away from flats. The broad split is 
for 85.7% bungalows (or level-access accommodation), 8.0% flats, 6.3% houses 
and again 0% for other property types (for instance older persons specialist 
accommodation). 

June 2021 



      

 
   

        
 

    

    
  

        
  
  
  

   
  
  

   
  
  

  
 

  
  

   
 

  

    
  

        
 
 
 

  
 

       
    

 
       

         
   

      
          

       
       

     
   

 

- - - - -

- - - - -

Barnsley MBC SHMA 2021 Page 180 of 203 

Table D6 Impact of change in households by age group on dwellings occupied: 
expect 

Dwelling type / size 

Age group of Household Reference 
Person Total 

change 
% 

change15 24 25 34 35 44 45 59 60 84 85+ 
1-bedroom house 0 -38 0 0 0 0 -38 -0.3 
2-bedroom house 0 -846 961 -335 601 0 381 3.3 
3-bedroom house 763 -1,149 681 -933 465 0 -173 -1.5 
4 or more-bedroom house 0 -206 1,385 -715 85 0 549 4.8 
1-bedroom flat 0 0 0 -79 474 0 394 3.4 
2-bedroom flat 0 0 0 -133 634 0 501 4.4 
3 or more-bedroom flat 0 0 0 0 25 0 25 0.2 
1-bedroom bungalow 0 0 231 -125 499 0 606 5.3 
2-bedroom bungalow 0 0 0 -445 4,703 4,041 8,298 72.5 
3 or more-bedroom 
bungalow 0 0 0 -71 973 0 902 7.9 
1-bedroom other 0 0 0 0 0 0 0 0.0 
2-bedroom other 0 0 0 0 0 0 0 0.0 
3 or more-bedroom other 0 0 0 0 0 0 0 0.0 
Total 763 -2,239 3,258 -2,836 8,458 4,041 11,445 100.0 

Number of bedrooms 

Age group of Household Reference 
Person Total 

change 
% 

change15 24 25 34 35 44 45 59 60 84 85+ 
1 0 -38 231 -204 973 0 962 8.4 
2 0 -846 961 -913 5,938 4,041 9,180 80.2 
3 763 -1,149 681 -1,004 1,463 0 755 6.6 
4 or more 0 -206 1,385 -715 85 0 549 4.8 
Total 763 -2,239 3,258 -2,836 8,458 4,041 11,445 100 

Note totals by age group may vary slightly due to rounding errors 
Source: MHCLG 2014-based household projections and 2020 household survey 

D.17 Figure D2 provides a further illustration of the variance between current stock 
and the alternative dwelling mix scenarios (this uses all age totals rather than 
age-specific). Under the baseline demographic scenario, delivery is comparable 
to current stock levels. However, under the aspiration scenario there is a definite 
shift towards flats of all sizes. The aspiration scenario points to a need for four or 
more-bedroom houses and two or more-bedroom bungalows whilst the 
aspiration scenario has a focus on bungalows with 2 or fewer bedrooms. Other 
housing types, for instance older persons specialist accommodation, do not 
appear to be in demand under any of the scenarios. 
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Figure D2 Summary of dwelling types in current stock and under baseline demographic, aspiration and expectation scenarios 
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Summary of scenarios 
D.18 The key message is by taking into account what people aspire to and what they 

expect to, there is an increased emphasis on bungalows, particularly with more 
than one-bedroom. 

Table D7  Summary of dwelling type/mix scenarios     

Dwelling type/size   

Scenario  
Current 

stock (%)   
Demographic  
baseline (%)   

Aspiration  
(%)  

Expectation  
(%)  

 1-    and 2-bedroom house  15.3  7.0  18.7  19.3 
 3-   bedroom house  29.5  2.6  33.2  40.6 
 4-    or more-bedroom house  8.0  -3.2  15.0  15.2 

  1-bedroom flat  3.9  14.3  2.4  3.6 
  2 and 3-bedroom flat  2.5  15.0  3.6  4.9 

  1-bedroom bungalow  7.6  4.1  3.7  2.5 
  2-bedroom bungalow  20.7  46.7  19.6  8.2 

   3 or more-bedroom bungalow  12.1  13.5  3.8  5.1 
 Other  0.4  0.0  0.0  0.6 
 Total  100.0  100.0  100.0  100.0 

  Dwelling type 
 Demographic 

  baseline (%) 
 Aspiration 

 (%) 
 Expectation 

 (%) 
Current 

  stock (%) 
 House  52.8  6.4  66.9  75.1 

 Flat  6.4  29.4  6.0  8.5 
 Bungalow  40.4  64.3  27.1  15.8 

 Other  0.4  0.0  0.0  0.6 
 Total  100.0  100.0  100.0  100.0 

  Number of bedrooms 
 Demographic 

  baseline (%) 
 Aspiration 

 (%) 
 Expectation 

 (%) 
Current 

  stock (%) 
 1  11.7  18.4  6.5  6.4 
 2  38.5  68.4  41.4  32.1 
 3  41.7  16.3  37.1  46.3 
 4  8.0  -3.2  15.0  15.2 

 Total  100.0  100.0  100.0  100.0 

      

 
   

 
          

     
 

    

 

 
    

  
  

  

 
  

Source: 2020 household survey 

Overall dwelling mix by tenure 
D.19 Table D8 presents the overall dwelling breakdown by tenure using the 1,134 

annual dwelling target and a 20% affordable housing target as a base. An 
80/20 split is used as this is the mid-point of the three values detailed in the 
adopted Local Plan (30%, 20% and 10%). The affordable housing split is 60% 
affordable and 40% intermediate as indicated by the analysis of tenure 
preferences of existing and newly forming households (see Table 5.7). 
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Table D8 Overall dwelling type/size and tenure mix under baseline demographic 
scenario 

Dwelling type/size 
Tenure Total 

number 
Total 

%Market 
(80%) 

Affordable 
(12%) 

Intermediate 
(8%) 

1-bedroom house 1 0 0 1 0.1 
2-bedroom house 170 52 2 225 19.8 
3-bedroom house 393 40 40 473 41.7 
4+ bedroom house 152 1 23 176 15.5 
1-bedroom flat 22 10 1 33 2.9 
2-bedroom flat 35 14 7 56 4.9 
3+ bedroom flat 1 0 0 1 0.1 
1-bedroom bungalow 20 1 1 22 1.9 
2-bedroom bungalow 55 14 13 83 7.3 
3+ bedroom bungalow 52 3 4 59 5.2 
1-bedroom other 1 0 0 1 0.1 
2-bedroom other 0 0 0 0 0.0 
3 + bedroom other 6 0 0 6 0.5 
Total 907 136 91 1,134 100.0 

Dwelling Type Market 
(80%) 

Affordable 
(12%) 

Intermediate 
(8%) 

Total 
number 

Total 
% 

House 716 93 65 874 77.1 
Flat 58 24 8 90 7.9 
Bungalow 127 19 18 163 14.4 
Other 7 0 0 7 0.6 
Total 907 136 91 1,134 100.0 
Number of 
bedrooms 

Market 
(80%) 

Affordable 
(12%) 

Intermediate 
(8%) 

Total 
number 

Total 
% 

1 43 11 2 57 5.0 
2 261 80 22 363 32.0 
3 451 43 44 539 47.5 
4 152 1 23 176 15.5 
Total 907 136 91 1,134 100.0 

Note: Subject to rounding errors 

D.20 Tables D9, D10 and D11 provide sub-area breakdowns. They use the 10%, 
20% and 30% affordable housing targets (and the applicable affordable 
housing tenure splits) in line with the Local Plan and Affordable Housing SPD. 
The assumptions made for the annual dwelling targets by sub-areas are: 

• Penistone and Dodworth and Rural West estimated annual target of 127, 
30% affordable with an affordable tenure split of 68% rented and 32% 
intermediate meaning the 30% affordable = 20% rented and 10% 
intermediate; 

• Darton and Barugh estimated annual target of 488, 20% affordable with an 
affordable tenure split of 68% rented and 32% intermediate meaning the 
20% affordable = 14% rented and 6% intermediate; and 
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• remaining sub-areas estimated annual target of 519, 10% affordable target 
with an affordable tenure split of 59% rented and 41% intermediate, 
meaning the 10% affordable = 6% rented and 4% intermediate. 

Table D9 Penistone and Dodworth & Rural West Overall dwelling type/size and 
tenure mix under baseline demographic scenario 

Dwelling type/size 
Tenure Total 

number 
Total 

%Market 
(70%) 

Affordable 
(20%) 

Intermediate 
(10%) 

1-bedroom house 0 0 0 0 0.1 
2-bedroom house 8 17 0 25 19.8 
3-bedroom house 47 1 6 53 41.7 
4+ bedroom house 13 3 3 20 15.5 
1-bedroom flat 3 1 0 4 2.9 
2-bedroom flat 3 2 1 6 4.9 
3+ bedroom flat 0 0 0 0 0.1 
1-bedroom bungalow 2 0 0 2 1.9 
2-bedroom bungalow 6 1 2 9 7.3 
3+ bedroom bungalow 6 0 1 7 5.2 
1-bedroom other 0 0 0 0 0.1 
2-bedroom other 0 0 0 0 0.0 
3 + bedroom other 1 0 0 1 0.5 
Total 89 25 13 127 100.0 

Dwelling Type Market 
(70%) 

Affordable 
(20%) 

Intermediate 
(10%) 

Total 
number 

Total 
% 

House 68 21 9 98 77.1 
Flat 6 3 1 10 7.9 
Bungalow 14 1 3 18 14.4 
Other 1 0 0 1 0.6 
Total 89 25 13 127 100.0 
Number of 
bedrooms 

Market 
(70%) 

Affordable 
(20%) 

Intermediate 
(10%) 

Total 
number 

Total 
% 

1 4 1 1 6 5.0 
2 28 20 4 41 32.0 
3 42 1 6 60 47.5 
4 14 3 2 20 15.5 
Total 89 25 13 127 100.0 

Note: Subject to rounding errors 
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Table D10 Darton and Barugh Overall dwelling type/size and tenure mix under 
baseline demographic scenario 

Dwelling type/size 
Tenure Total 

number 
Total 

%Market 
(80%) 

Affordable 
(14%) 

Intermediate 
(6%) 

1-bedroom house 0 0 0 0 0.1 
2-bedroom house 75 21 1 97 19.8 
3-bedroom house 181 9 14 203 41.7 
4+ bedroom house 68 0 8 76 15.5 
1-bedroom flat -15 29 0 14 2.9 
2-bedroom flat 21 1 2 24 4.9 
3+ bedroom flat 0 0 0 0 0.1 
1-bedroom bungalow 8 1 0 9 1.9 
2-bedroom bungalow 26 5 5 36 7.3 
3+ bedroom bungalow 21 3 1 25 5.2 
1-bedroom other 0 0 0 0 0.1 
2-bedroom other 0 0 0 0 0.0 
3 + bedroom other 2 0 0 2 0.5 
Total 389 68 31 488 100.0 

Dwelling Type Market 
(80%) 

Affordable 
(14%) 

Intermediate 
(6%) 

Total 
number 

Total 
% 

House 324 30 22 376 77.1 
Flat 7 29 3 39 7.9 
Bungalow 55 9 6 70 14.4 
Other 3 0 0 3 0.6 
Total 389 68 31 488 100.0 
Number of 
bedrooms 

Market 
(80%) 

Affordable 
(14%) 

Intermediate 
(6%) 

Total 
number 

Total 
% 

1 -6 30 1 24 5.0 
2 122 27 8 156 32.0 
3 205 12 15 232 47.5 
4 68 0 8 76 15.5 
Total 389 68 31 488 100.0 

Note: Subject to rounding errors 

June 2021 



      

 
   

        
   

  
    

 
 

  
 

 
 

 
 

       
       
       
       

       
       
       

       
       
       

       
       

        
      

   
 

 
 

 
 

  
 

 
 

      
      

      
      
      

   
 

 
 

 
 

  
 

 
 

      
      
      
      

      

    

  

-

Barnsley MBC SHMA 2021 Page 186 of 203 

Table D11 Remaining sub areas Overall dwelling type/size and tenure mix under 
the baseline demographic scenario 

Dwelling type/size 
Tenure Total 

number 
Total 

%Market 
(90%) 

Affordable 
(6%) 

Intermediate 
(4%) 

1-bedroom house 1 0 0 1 0.1 
2-bedroom house 95 7 1 103 19.8 
3-bedroom house 192 14 10 216 41.7 
4+ bedroom house 75 0 5 80 15.5 
1-bedroom flat 14 0 0 15 2.9 
2-bedroom flat 21 3 2 25 4.9 
3+ bedroom flat 1 0 0 1 0.1 
1-bedroom bungalow 9 0 0 10 1.9 
2-bedroom bungalow 30 4 3 38 7.3 
3+ bedroom bungalow 25 1 1 27 5.2 
1-bedroom other 1 0 0 1 0.1 
2-bedroom other 0 0 0 0 0.0 
3 + bedroom other 3 0 0 3 0.5 
Total 467 30 22 519 100.0 

Dwelling Type Market 
(90%) 

Affordable 
(6%) 

Intermediate 
(4%) 

Total 
number 

Total 
% 

House 363 21 16 400 77.1 
Flat 36 4 2 41 7.9 
Bungalow 65 5 4 75 14.4 
Other 3 0 0 3 0.6 
Total 467 30 22 519 100.0 

Number of bedrooms Market 
(90%) 

Affordable 
(6%) 

Intermediate 
(4%) 

Total 
number 

Total 
% 

1 25 1 1 26 5.0 
2 146 14 5 166 32.0 
3 221 15 11 247 47.5 
4 75 0 5 80 15.5 
Total 467 30 22 519 100.0 

Note: Subject to rounding errors 

June 2021 



      

 
   

 
 

   
         

         
         

          
          

      
       

        
      

 
         

      
    

 

 
            

     
 

 

     

   
  

   

    

    
  

     
  

  

  
  

     
  

  
    

 
  

 

     

 

 

 

 

  

 

 

 

 

 

Barnsley MBC SHMA 2021 Page 187 of 203 

Technical Appendix E: Stakeholder survey 
Stakeholder survey responses 
General stakeholder responses summary 

E.1 Stakeholders were invited to participate in a general questionnaire survey 
aimed at identifying a range of information, including establishing the key 
perceived housing market issues in Barnsley. Stakeholders were asked to 
respond to any of the questions within the survey that they felt related to their 
area of knowledge or experience and certain sections of the survey related to 
certain stakeholder groups. A total of 18 separate responses to the stakeholder 
consultation were obtained. This is a copy of the views expressed by 
stakeholders responding to the online survey and is split into the different 
stakeholder groups. Qualitative summaries are provided in the relevant 
chapters and sections of the SHMA. 

E.2 72.2% of stakeholders responding to the survey stated that they work within the 
Barnsley MBC area and 44.4% stated that they work outside Barnsley MBC 
area. Respondents could choose more than one answer. 

All stakeholders 
E.3 All stakeholders responding to the survey were asked to give their opinion in 

regard to the strengths and weaknesses of Barnsley’s housing market. 
Stakeholders gave a range of views on this, which are outlined below. 
Strengths: 

• It is a growing market, offering good investment properties. 

• There is very little multi-storey housing and council and rented housing 
sector companies work well together. 

• Good social housing management in place. 

• Good demand for rented property. 

• Land is cheap – (although this leads to numerous speculative enquiries 
from developers). 

• There are good opportunities for landlords to let to both the PRS and those 
on benefits where the council are very helpful. 

• Relatively good supply of lower cost accommodation. 

• Some lovely rural areas which attract people wanting to buy homes in this 
type of area. 

• Some good value, attractive areas in Rural West and Darton, with good 
links to north-south and reasonable north-east, south-east road links; and 

• Connectivity and good commuting patterns with surrounding areas; 
economic growth; demand exceeds supply across the housing market; 
placed within the city region areas; is situated as an affordable market; 
high proportion of people live and work in Barnsley. 
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Weaknesses: 

• There is a shortage of housing which needs to be addressed. 

• Some areas within Barnsley have very little affordable housing. 

• In terms of developing sites for affordable housing, in some parts of the 
borough values are too low to support shared ownership and a fully 
affordable rented scheme has to be delivered instead - which is not 
encouraging tenure diversity. 

• There is little demand for our over 55's flats. Feedback suggests older 
persons are holding out for a bungalow instead. 

• Too many expensive properties in some rural areas and good council 
housing in wrong areas. 

• Not enough social housing; poor quality expensive private sector; not 
enough quality disabled properties. 

• Council rent allowances too low; selling prices haven't moved up as much 
as would have expected in last few years. 

• Many of the single person accommodation that is available are in areas 
that are unsuitable for vulnerable adults with high support 
needs/challenging behaviour. 

• Shortage of social housing; shortage of specialist accommodation for 
families/ individuals with support needs (disability/mental health etc.). 

• Some very poor, low value housing areas in former coalfield. It is not a 
district with many higher end, larger employers, except in Barnsley, mainly 
small towns. 

• Plenty of low-cost stock but much in need of repair and renovation. 

• Quite a lot of lower value areas where developing new homes for any 
tenure is difficult; many areas reliant on having cars; quality overall is not 
great; town centre a decent place to visit on an odd occasion but not a 
fantastic place to want to live; and 

• Ageing stock and empty properties; house prices tend to fall; low incomes. 
E.4 Stakeholders were asked whether there are any gaps in supply of types of 

housing in Barnsley. Some stakeholders believed there are shortages of all 
types of property, however specifically mentioned gaps in supply relate to: 

• There are gaps in supply for both homeowners and rental property. Also, 
the social housing side has a massive shortage of properties. 

• More provision for those with special needs is needed. 

• Bungalows are always in high demand and there is insufficient supply. 

• Shortage of affordable housing in general. 

• Lack of availability to single persons accommodation and to family homes; 
and also 
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• Difficulty in accessing affordable single person housing that is sufficiently 
spacious for a staff team to support vulnerable adults, and the availability 
of such accommodation in rural areas. Access to furnished tenancies. 
Access to own accommodation for a small group of people with similar 
needs that also has a communal area and space for support staff office 
(key ring service / extra care model but not for older people). 

• There are very few one-bedroom sized accommodation. 

• Shortage of 2/3/4 bed+ houses and larger bungalows (2/3 bed) in social 
rented sector; and 

• Older people’s accommodation as the population is ageing within the 
district. Good quality family housing for growing families. There is an 
insufficient supply of larger properties. Financial constraints represent a 
barrier to new supply of housing due to low levels of market rents. 

E.5 Stakeholders were asked what can be done to improve the housing market in 
Barnsley. Stakeholders identified a wide range of improvements, including: 

• Build more affordable housing – even social housing projects. Relax 
planning and building control to enable more affordable homes to be built. 

• Housing to be provided in-house, not by the private sector. 

• Advertising the benefits of living in the Barnsley area to encourage 
movement from elsewhere. 

• Clarity on the type of housing required in future years. Building energy 
efficient homes which are cheap to run which are affordable. Build the right 
homes in the right locations. 

• Good wages and better mortgage opportunities. 

• HMO licensing/planning controls. Build more social houses (not 
apartments). 

• DPS for capital build projects. Single point of contact for speculative 
contacts – to avoid multiple approaches and a one council response. 

• An improvement to the local economy. Unemployment is above average 
and an educational awareness to property ownership and renting. 

• Grants and active management. 

• Allocate sufficient land to meet housing needs; ensure robust Local Plan 
policies based on strong evidence for affordable housing requirements. 
Consider joint working to review private rented sector offer and ensure a 
joint approach to engagement with private sector landlords. 

• Offering a greater variety of property sizes to include detached, semi-
detached and bungalows to meet a range of needs.  Addressing the 
accommodation requirements of the rising older population to ensure 
properties are suitable for their needs or adaptable; and 

• The ageing housing stock needs to be transformed by regenerating 
neighbourhoods and transforming places to meet the aspirations of the 
current residents. Introducing Design Guides to help influence the quality 
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of housing being delivered.  Improving the quality of stock in general which 
will help address fuel poverty.  Supporting people to achieve independent 
living. 

E.6 Stakeholders were then asked what they think the council needs to consider 
when assessing the future requirements and need for market, affordable and 
specialist housing in the borough. Stakeholders provided a range of answers 
to this question, which include: 

• Need to consider the ageing population that will be living longer. The need 
for accommodation suitable for a variety of needs, single occupancy 
homes or house shares as this seems to be the way forward with housing. 

• Affordable, accessible, independent provision. The provision of elderly 
housing assumes that what they require is a bungalow, which is not 
always the case. The council should be looking at how best to support 
people to find the accommodation that the resident feels is 'right' for them. 

• Special needs – sheltered accommodation provision. 

• Review trends in the demographics for the borough and assumptions 
around how this is likely to change. 

• Consult local residents on expected needs. 

• Quality affordable houses (not apartments and not just starter homes) 
would allow many to come out of the rental market. If the council wants 
more landlords to provide social housing, they need to increase the rent 
allowances in line with private rents. 

• Location, accessibility, robust construction, more floor area than traditional 
build, single persons, links with housing benefit, autism, environmental 
standards. 

• Concentration on smaller and affordable housing for single parent families, 
but at the same time at a rental level that is attractive to landlords. 

• The level of jobs on offer and if these are easily accessible especially by 
public transport (people may not be able to afford a car to drive to out of 
town business / industrial parks). 

• The health needs of residents considering the age and any impact their 
main type of employment may have had on their health. 

• The viability of sites and their appropriateness in terms of the Local Plan; 
and strong Local Plan policies and housing management policies, 
procedures and protocols.  Good evidence of all types of need will be 
required; and 

• The council need to address failing housing markets in part of the district 
and ensure there is an adequate supply of family housing. The council 
need to ensure that there is a supply of new opportunities available to 
deliver developments in the district. The council need to release land for 
affordable housing and specialist housing, increasing the offer and 
provision of housing for vulnerable client’s group. Explore the possible 
opportunity to deliver an extra care village to meet the needs of the ageing 

June 2021 



      

 
   

 
      

          
        

  

  
  

   

 
 

   
  
    
    

 

    
  

   

   

 
 

  
 

    

   
    

     
      
   

       

 
    

  
  

 
   

 

    

    
    

 

 

 

 

 

 

 

 

 

 

 

 

 

    

Barnsley MBC SHMA 2021 Page 191 of 203 

population.  Sales rates may not necessarily allow for delivering housing at 
pace and may put housebuilders off. 

E.7 Stakeholders were then asked what should be considered when setting future 
housing standards, such as accessibility, size and quality for new housing in 
the borough. Considerations include: 

• All new housing to be built with sustainability in mind; solar panels, 
insulation, alternative heating methods, electric points for car charging etc. 

• More appreciation of road safety and sustainable energy use. 

• Space, storage and quality should all be factored in, but given rents are 
low, this will impact on viability if we have to deliver homes of a specific 
size. Not suggesting we should deviate much from NDSS, but it is possible 
to deliver good quality homes which are say 85% of NDSS and will enable 
more homes to be delivered on the same site. The focus should really be 
on good design and place making, giving thought to location and access to 
existing amenities. 

• Access to public transport.  Rooms large enough to contain storage and 
ability to move with walking aids.  Cost effective to keep warm.  As a 
minimum a private outdoor space. 

• Affordable family houses with gardens in community settings. 

• Only working with RPs who are compliant with social housing regulatory 
standards. 

• Good quality, lifetime homes in locations people want to live. Homes 
particularly suitable for families with household members who have 
disabilities. There is a shortage of larger, adapted homes. 

• Property sizes should be practical for the purposes intended e.g. not a 
single bedroom only big enough for a single bed and no furniture, and 
kitchens and living rooms actually large enough for the number of people 
the house can accommodate. The quality of the build should be as good 
and affordable as possible and not just ‘cheap’. 

• Need to consider both short- and long-term solutions. A short-term small 
unit size is not appropriate for longer term accommodation and for 
ensuring stability within the local community.  However short term lets 
enable people to get back on their feet and provide personal space for 
them.  Need to ensure there is an appropriate mix to meet the needs of 
homeless people in the short term as well as providing permanent places 
for longer term living and good quality rental accommodation for all. 

• Introduction of NDSS to increase space standards. Higher energy efficient 
housing required of developers.  10% of dwellings to disability standards; 
and 

• Building homes that meet lifetime home requirements and part M2 of 
building regulations. Ensure designs bought forward for house types are 
future proofed to enable them to be easily adapted when households’ 
circumstances change. Introducing design guides to improve the housing 
quality on offer. 
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E.8 The next part of the survey instructed stakeholders to either go through all of 
the questions in the consultation or to move through specific sections targeted 
at particular stakeholder groups. 

Registered providers 
E.9 Stakeholders were asked about their main concerns surrounding affordable 

housing provision. Specifically, whether there is enough, too much or whether 
it is of the right size, and whether it is of good quality and in the right location. 
Stakeholders responding to this question believed that there is not enough 
affordable housing: 

• Young people are being priced out of the market. 

• There is still demand for certain types of accommodation (houses and 
bungalows in particular), but there is little demand for flats - even if ring-
fenced to over 55’s. 

• Generally, a shortage of the right affordable housing in the right location. 
Waiting lists are generally increasing. Shortage of larger homes – 4/5-
bedroom houses/ bungalows. 

• Some is in the wrong areas where it’s over supplied and quite a lot of not 
great quality (neighbourhood rather than fabric). Some areas have distinct 
undersupply. Local people on relatively low wages; and 

• There is insufficient provision of affordable housing across the district and 
the type and size do not meet the current and future demographic changes. 
In certain parts of the district the housing quality on offer needs to be 
improved. 

E.10 In relation to demand for intermediate housing products, stakeholders gave 
mixed responses. Some were unsure and thought that products like shared 
ownership are not widely understood in Barnsley and there would need to be 
extensive marketing of what intermediate housing is to promote this form of 
tenure. Others believed that there is demand for products such as SOFTE 
[leasehold for older people downsizing) and shared ownership. Another 
stakeholder provided evidence that shared ownership bungalows have sold 
easily, but 2-bed houses are proving difficult to sell even with a price revision. 

E.11 Stakeholders were asked what they think needs to happen to improve the 
provision of affordable housing for rent and sale in Barnsley. Responses 
included: 

• More of this type of accommodation to be built in all areas, including the 
west of the borough. 

• There is a lack of land opportunities. If the council wants to encourage 
more tenure diversity, I think there needs to be a campaign locally to 
promote shared ownership and for sufficient grant funding to be awarded 
to make it viable. In low value areas, affordable rent is more viable. 

• Only working with RPs who are compliant with social housing regulatory 
standards. 
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• Increased supply of good quality homes across the borough. 

• Land to be released especially for affordable housing, planning 
streamlined and introduction of Barnsley building standards for space and 
energy efficiency on all tenures. 

• To deliver more new dwellings to support economic growth aspirations by 
offering a wide range of house types. Working with RP's to make 
affordable housing and mixed tenure schemes viable and establish 
master plans/growth areas for the district. Look at innovation when 
delivering housing and consider entering into JV’s on council own land to 
accelerate the delivery of housing. 

Developers and housebuilders 
E.12 There were no responses from stakeholders regarding the questions relating to 

developers/housebuilders. 

Specialist housing providers 
E.13 There were no responses from stakeholders regarding the questions relating to 

specialist housing providers. 

Barnsley Local Authority staff 
E.14 The main challenges facing the local authority in delivering new homes were 

identified as: 

• Green belt. 

• Transport links. 

• Attracting private investment; and 

• Community support for housing schemes for those people with behaviour 
that challenges. 

E.15 Stakeholders were asked what the main challenges are with their existing 
housing (private rented) stock. These challenges were identified as: 

• Quality. 

• Affordability. 

• Location; and 

• Reluctance of landlords to consider people with behaviour that 
challenges. 

E.16 Stakeholders gave ways in which these identified challenges can be met, 
such as: 

• Awareness raising, linking in with support agencies. 
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E.17 No stakeholders commented on the questions regarding cross-boundary issues 
facing the Barnsley housing market area and significant housing developments 
in the area. 

Neighbouring or adjacent local authority staff 
E.18 One stakeholder, from Rotherham Metropolitan Borough Council, stated that 

they are reviewing their Local Plan with adoption anticipated 2023 and to cover 
the period up to 2040. A new or updated SHMA/HNS is not being undertaken 
to support the new plan. 

E.19 In terms of significant housing developments near to the boundary of the 
Barnsley Council area, the stakeholder stated that sites have been allocated in 
the north of the borough and adjoining the Barnsley boundary. Settlements 
where new sites are allocated are listed in policy SP1. For example, Wath, 
Brampton Bierlow, West Melton, Swinton, Kilnhurst, Thorpe Hesley. 

E.20 Regarding regeneration, this has already taken place in the Dearne Valley. 
There are some buildings being re-used for residential purposes. Swinton 
Town Centre Regeneration Scheme has been proposed. 

E.21 No significant infrastructure developments or proposals to develop or extend 
accommodation based special care facilities for adult social care or young 
people were known to the stakeholder. 

Selling and lettings agents 
E.22 There were no responses from stakeholders regarding the questions relating to 

selling and lettings agents. 

Barnsley Council Elected Members 
E.23 Stakeholders were asked what they think are the key strengths, if any, of the 

housing market and types of housing available in their ward. Comments 
included: 

• Old Town Ward – very mixed area with social, private and owner occupier 
housing along with a hostel for young people. This is a good diverse mix, 
that has some difficulties at times, but in the main works well; and 

• Penistone East – large executive homes. 
E.24 The survey then asked what challenges, if any, face their ward and its residents 

in terms of ensuring the Deal 2030 pledge of a “home for all”, to which one 
stakeholder responded in relation to Penistone East: 

• No available land to build affordable housing. 
E.25 In regard to ways in which these challenges are best met, one stakeholder 

commented: 

• Improve/redevelop existing sites. 
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E.26 The survey then asked stakeholders whether they had any other comments 
about the role of their ward in helping to meet future housing need in the 
borough. 

• Penistone East – very difficult as existing residents very keen to keep green 
belt undeveloped. 

Private Landlords 
E.27 In relation to private landlords, the survey asked how many properties they let 

in Barnsley borough. Responses include: 

• 10 

• 5 

• 6; and 

• We work with lots of landlords and manage over 1000 properties 
E.28 Stakeholders were asked, based on experience, what type of properties are 

most in demand and in which areas, to which they responded: 

• 2- to 3-bedroom properties in Barnsley town centre – Wombwell and 
surrounding. 

• Small properties with reasonable rates. 

• 3-bed family homes near centre; and 

• 3-bed terraced. 
E.29 Following on from this, the survey asked stakeholders whether there are any 

properties that they struggle to let and in which areas. Stakeholders commented 
that those struggling to let are, some in Great Houghton as this is a little rural, 
but most will let; some single rooms which are a little difficult to let; multi-let in 
Grimethorpe; and single rooms in HMO's. One stakeholder said that they have 
no problem with this. 

E.30 In relation to advantages and challenges of investing in, or letting properties, in 
the Barnsley Borough, stakeholders mentioned: 
Advantages: 

• It’s a good return for most landlords however there are mainly only 
professional landlords doing this now. 

• Easy access to motorway and cities around. 

• Low property prices good for entry (also lower than average equity growth) 
mean good ROI % (less so with council funded renters). 

• High rental demand, low rent. 
Challenges: 

• Changing legislation, taxation for landlords, a shortage of property. This is 
shrinking the PRS and forcing some to get out of the game completely. 

• Keeping up to date with regulations and paperwork. 
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E.31 Stakeholders were asked in what ways, if any, could Barnsley’s private rental 
sector do more to meet housing need and demand in the borough and how 
could the council help to this end. Stakeholders responded with: 

• Landlords and letting agents are expected to deal with all the social 
problems that come with housing and foot the bill for this. The council 
should help landlords when things go wrong. 

• Work with good landlords in all aspects of housing. 

• Support landlords with notice periods (e.g. when a council funded tenant 
moves to council house, the council does not pay the notice period rent -
that is off-putting as a private landlord). 

• Build more social houses. 
E.32 Stakeholders were then asked what their experience is, if any, of either self-

managing properties or of using a managing agent. Responses included: 

• I have dealt with self-managing landlords who don’t do things correctly and 
often cause a lot of problems. 

• I do it all myself, but I am considering using a proved agent in future. 

• I would prefer to use a managing agent, but I find it difficult to find an agent 
who looks after the property as the landlord would; and 

• Lettings agents don't want to or know how to manage HMO's well. 
E.33 Finally, the survey asked stakeholders, if known, who would they say are the 

typical customer groups who rent their properties. Responses included: 

• All types of customers, a lot are the lower end of the market. 

• Mixed. 

• Professional couples or low-income families on benefits. In multi-lets, 
immigrant workers on zero-hours contracts at local warehouses; and 

• Warehouse workers from Europe. 

Summary 
E.34 From all of the challenges facing the Barnsley housing market, stakeholders 

were asked ‘what is the key priority for themselves or their organisation?’. The 
key priorities identified were: 

• Legislation changes, making the properties fit for human habitation and 
getting a better reputation of the PRS. 

• To keep properties in good condition and have tenants who respect and 
appreciate the property and pay on time. 

• Keep rent rates in line with increasing costs. 

• Improving the middle section of the housing market. Accessibility to 
services - everything situated in Barnsley town centre, so people cannot 
access them easily if living in the outer edges of the district and cannot 
drive/afford to get there. 
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• Keeping the properties full and rents paid. 

• Ensuring the supply of sufficient accommodation to meet all needs; and to 
defend affordable housing planning obligations against viability challenges 
which are costly to appraise and potentially lead to lower levels of S106 
affordable housing provision when there is a clearly identifiable need for 
such accommodation. 

• We are disappointed in the Local Plan with the reduction in green belt land 
and the effect on wildlife and the environment – Thurgoland. 

E.35 Further comments were made by stakeholders responding to the survey, 
including: 

• The South Yorkshire ICS region is currently tendering for a housing needs 
study for people with a learning disability and/or autism. I understand that 
this piece of work is to be completed by September 2020. It is funded 
through LGA. 

• We'd like to be kept informed of progress on the research and we are happy 
to assist in further discussions if required. 

• As parish councils are consultees in planning matters, perhaps the parish 
councils/town councils should be a specific user group for future surveys 
and should be contacted formally as stakeholders. 
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Technical Appendix F:  Note on the affordable 
tenure split 

Introduction 
F.1 The 2020 SHMA has updated the evidence base on affordable tenure split. The 

purpose of this note is to provide further background to the data. It also makes 
recommendations for updating the tenure splits presented in the council’s 
Affordable Housing SPD adopted in May 2019. 

Establishing a tenure split 
F.2 The 2020 household survey provided evidence on the affordable tenures which 

would be considered by existing households in need and newly forming 
households. The methodology followed was similar to that used in the 2014 
SHMA. 

F.3 For existing households in need, Table F1 sets out a summary of the tenures 
which would be considered. This was based on the household survey response 
to tenures that households would consider or would most likely move to 
(question 40). The same data is set out for newly forming households in Table 
F2 using responses to question 59). 

F.4 The percentage data for existing and newly forming households are then 
applied to the annual backlog need (existing households) and annual affordable 
need (newly forming households). This is shown in Table F3 which presents an 
overall 60% rented and 40% affordable home ownership split. This compares 
with an 80% rented and 20% home ownership split in the 2014 SHMA. 

Affordability of intermediate tenure 
F.5 Data from the 2020 household survey have also been used to test the extent to 

which households could actually afford affordable home ownership products. 
This is based on the ‘affordability threshold’ of a household which takes into 
account income along with existing equity and savings. This has been 
compared with the cost of 50% shared ownership and 30% discounted home 
ownership for each sub-area. 

F.6 This analysis suggests that the majority of households could afford affordable 
home ownership products, with 71.4% able to afford 50% shared ownership 
and 56% able to afford 30% discounted home ownership. However, as 
evidenced in Table F1 and F2, households have a stronger preference to rent 
overall. 
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Table F1 Existing households: affordable tenure considerations 

Tenure options considered 

Sub area 

Total 

Bolton, 
Goldthorpe 

and 
Thurnscoe 

Darton 
and 

Barugh 

Hoyland, 
Wombwell 

and 
Darfield 

North 
Barnsley 

and 
Royston 

Penistone 
and 

Dodworth 
Rural 
East 

Rural 
West 

South 
Barnsley 

and 
Worsbrough 

Rented 48.0 72.3 65.8 87.2 91.8 35.8 20.7 63.5 68.9 
Intermediate 52.0 27.7 34.2 12.8 8.2 64.2 79.3 36.5 31.1 
Total 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 
Base (annual backlog reduction 41 28 184 54 44 54 13 14 434 

Source: Household survey 

Table F2 Newly forming households: affordable tenure considerations 

Tenure options considered 

Sub area 

Total 

Bolton, 
Goldthorpe 

and 
Thurnscoe 

Darton 
and 

Barugh 

Hoyland, 
Wombwell 

and 
Darfield 

North 
Barnsley 

and 
Royston 

Penistone 
and 

Dodworth 
Rural 
East 

Rural 
West 

South 
Barnsley 

and 
Worsbrough 

Rented 41.3 67.3 58.0 100.0 100.0 0.0 0.0 60.2 58.0 
Intermediate 58.7 32.7 42.0 0.0 0.0 100.0 100.0 39.8 42.0 
Total options 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 
Base (annual need) 172 119 401 133 109 97 51 156 1,238 

Source: Household survey 
Note: Hoyland, Wombwell and Darfield uses borough average as no data were reported from that sub-area 
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Table F3 Tenure split recommendation by sub area 

Tenure options considered 

Sub area 

Total 

Bolton, 
Goldthorpe 

and 
Thurnscoe 

Darton 
and 

Barugh 

Hoyland, 
Wombwell 

and 
Darfield 

North 
Barnsley 

and 
Royston 

Penistone 
and 

Dodworth 
Rural 
East 

Rural 
West 

South 
Barnsley 

and 
Worsbrough 

Rented 48.0 72.3 65.8 87.2 91.8 35.8 20.7 63.5 60.9 
Intermediate 52.0 27.7 34.2 12.8 8.2 64.2 79.3 36.5 39.1 
Total options 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 
Total (annual need) 213 147 586 187 153 152 65 170 1,672 

Source: Household survey 
Note Table F3 is based on the data provided in Tables F1 and F2 and shows an overall percentage based on existing and newly forming 
household data. 
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Table F4 Affordability of home ownership products: proportion who could afford 

Type of affordable 
home ownership 

Sub area 

Total 

Bolton, 
Goldthorpe 

and 
Thurnscoe 

Darton 
and 

Barugh 

Hoyland, 
Wombwell 

and 
Darfield 

North 
Barnsley 

and 
Royston 

Penistone 
and 

Dodworth Rural East 
Rural 
West 

South 
Barnsley 

and 
Worsbrough 

% existing households in need could afford: 
Shared ownership 
50% 35.0 30.5 15.2 19.8 27.6 50.4 65.0 58.0 32.9 

Discounted home 
ownership 30% 32.3 24.2 11.0 0.0 16.9 27.4 34.7 21.2 17.3 

Base (annual need) 41 28 184 54 44 54 13 14 434 
% newly forming households could afford: 
Shared ownership 
50% 100.0 83.4 100.0 67.6 100.0 32.6 82.9 83.3 79.4 

Discounted home 
ownership 30% 100.0 51.8 57.1 67.6 100.0 32.6 82.9 83.3 70.1 

Base (annual need) 172 119 401 133 109 97 51 156 1238 
% existing households in need and newly forming who could afford affordable home ownership options 
Shared ownership 
50% 87.5 73.3 73.3 53.8 79.1 39.0 79.2 81.2 71.4 

Discounted home 
ownership 30% 87.0 46.6 42.6 48.0 76.0 30.7 72.9 78.1 56.0 

Base (annual need) 213 147 586 187 153 152 65 170 1672 

Source: Household survey 
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Implications for the affordable housing SPD 
F.7 The 2019 affordable housing SPD identifies a tenure split to be applied sub-area 

level which was based on 2014 SHMA evidence. 
F.8 The 2020 SHMA has presented an updated range of evidence which points to a 

higher need for affordable home ownership products based on the preferences 
of households and evidence that these products could be afforded. 

F.9 The data to inform the SPD are set out in tables F5 and F6. 

Table F5 Affordable tenure mix by sub area 

Sub area 

Affordable tenure 

Total 

Base 
(annual 

gross need) Rented 

Affordable 
home 

ownership 
Penistone, Dodworth and Rural West 70.7 29.3 100.0 217 
Darton and Barugh 72.3 27.7 100.0 147 
Bolton, Goldthorpe, Thurnscoe, 
Hoyland, Wombwell, Darfield, North 
Barnsley and Royston, South. Barnsley 
and Worsborough and Rural East 

62.2 37.8 100.0 1,308 

Total 64.2 35.8 100.0 1,672 

Table F6 Affordable tenure by sub area (rounded) (to update Table F1 Affordable 
Homes Tenure Split) 

Sub area 

Affordable tenure 

Total 

Base 
(annual 

gross need) Rented 

Affordable 
home 

ownership 
Penistone, Dodworth and Rural West 70.0 30.0 100.0 217 
Darton and Barugh 70.0 30.0 100.0 147 
Bolton, Goldthorpe, Thurnscoe, 
Hoyland, Wombwell, Darfield, North 
Barnsley and Royston, South. Barnsley 
and Worsborough and Rural East 

60.0 40.0 100.0 1,308 

Total 60.0 40.0 100.0 1,672 
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Technical Appendix G: Affordable housing 
definitions 
Definitions relating to affordable housing are presented in the NPPF 2019 (Annex 2): 
Affordable housing: housing for sale or rent, for those whose needs are not met by 
the market (including housing that provides a subsidised route to home ownership 
and/or is for essential local workers); and which complies with one or more of the 
following definitions: 
a) Affordable housing for rent: meets all of the following conditions: (a) the rent 

is set in accordance with the Government’s rent policy for social rent or 
affordable rent, or is at least 20% below local market rents (including service 
charges where applicable); (b) the landlord is a registered provider, except 
where it is included as part of a Build to Rent scheme (in which case the 
landlord need not be a registered provider); and (c) it includes provisions to 
remain at an affordable price for future eligible households, or for the subsidy to 
be recycled for alternative affordable housing provision. For Build to Rent 
schemes, affordable housing for rent is expected to be the normal form of 
affordable housing provision (and, in this context, is known as Affordable 
Private Rent). 

b) Starter homes: is as specified in Sections 2 and 3 of the Housing and Planning 
Act 2016 and any secondary legislation made under these sections. The 
definition of a starter home should reflect the meaning set out in statute and 
any such secondary legislation at the time of plan-preparation or decision-
making. Where secondary legislation has the effect of limiting a household’s 
eligibility to purchase a starter home to those with a particular maximum level of 
household income, those restrictions should be used. 

c) Discounted market sales housing is that sold at a discount of at least 20% 
below local market value. Eligibility is determined with regard to local incomes 
and local house prices. Provisions should be in place to ensure housing 
remains at a discount for future eligible households. 

d) Other affordable routes to home ownership is housing provided for sale that 
provides a route to ownership for those who could not achieve home ownership 
through the market. It includes shared ownership, relevant equity loans, other 
low-cost homes for sale (at a price equivalent to at least 20% below local 
market value) and rent to buy (which includes a period of intermediate rent). 
Where public grant funding is provided, there should be provisions for the 
homes to remain at an affordable price for future eligible households, or for any 
receipts to be recycled for alternative affordable housing provision or refunded 
to Government or the relevant authority specified in the funding agreement. 
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