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Dear Sir / Madam,

South Staffordshire Local Plan Consultation
Representations on behalf of Piper Homes PLC

Harris Lamb Planning Consultancy are instructed to submit Representations to the South
Staffordshire Preferred Options Consultation Draft Plan by Piper Homes.

Piper Homes control land to the south of Springhill Lane, Wolverhampton in South
Staffordshire District. This site is being promoted as a residential development opportunity
through the emerging South Staffordshire Plan making process with the potential to provide
high quality executive homes. It is important to provide a full range of houses and to meet all
aspects of the housing need identified, and with the economic growth aspirations of the Black
Country and South Staffordshire, sites like this will be needed to provide suitable housing
stock from business owners, directors and managers. The site is extremely well contained
and would have very limited impact on the Green Belt and landscape character. A plan
identifying the site is attached and we consider the site should be added as a residential
allocation in the stage of the plan making process.

Set out below is our response to the various questions raised within the Consultation
document.

Question 1 - Do you agree that the evidence base set out in Appendix A is appropriate
to inform the new Local Plan?

No. The housing evidence base which underpins the draft Plan’s housing strategy is lacking.
Paragraphs 4.6 to 4.12 of the Preferred Option consultation draft Plan refer to various
evidence base documents that have been used to help identify the quantum of development
South Staffordshire should provide to assist in accommodating the unmet housing
requirements of the conurbation. None of the documents referred to in these paragraphs are
referred to in the evidence base in Appendix A. They have, however, been fundamental in
shaping the Plan’s housing strategy and should be included.
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That being said, as detailed in our response to Question 5, the housing requirement proposed
by the draft Plan is unsound. It fails to reflect the most recent information available on the
extent of the housing shortfall arising from the conurbation and fails to acknowledge the
important role South Staffordshire needs to play in supporting housing growth to meet the
development needs of the Black Country and Birmingham.

Question 2 - Do you agree that the correct infrastructure to be delivered alongside
proposed Site Allocations has been identified in the IDP? Is there any other
infrastructure not covered in this consultation document or the IDP that the Local Plan
should seek to deliver?

The infrastructure requirements included within the IDP are based upon the Preferred Options
Plan’s housing and employment development targets. As detailed in these Representations
it is our view that the emerging Plan makes insufficient provision for housing development.
That being the case, the IDP plans for an insufficient level of development. The IDP will need
updating in due course should the housing and employment requirements be increased.

Question 3 - Have the correct visions and strategic objectives been identified? Do you
agree that the draft policies and the policy directions will deliver these objectives?

No. The Plan’s Vision is inappropriate.

We support the reference to South Staffordshire seeking to strive to protect and enhance its
distinctive rural character, communities and landscape. The reference to creating beautiful
thriving new places where people can live, work and play is also supported.

However, the Framework identifies three overarching objectives that together constitute
sustainable development, with parts of the economic and social objectives largely being
ignored by the Vision. For example, the economic objective of sustainable development
requires a sufficient quantum of the right type of land to be available to support economic
growth. The social objective requires local authorities to ensure that a sufficient number and
range of homes are provided to meet the needs of current and future generations. The Vision
is silent on these points.

It is, therefore, our view that the Vision should be amended to introduce additional text to
confirm that South Staffordshire will deliver sufficient land of the right type to meet the
economic and housing growth requirements of South Staffordshire and to support the growth
of the conurbation.

We do not support Strategic Objective 1. This should be altered to reflect the fact that the
Preferred Options plan identifies that Green Belt release is necessary and that exceptional
circumstances exist.

Strategic Objectives 3, 4 and 5 are designed to address ‘homes and communities’. However,
nowhere within any of the Strategic Objectives for Housing is reference made to providing a
sufficient quantum of housing to support the growing number of households within South
Staffordshire, ensuring that enough homes are available to accommodate South
Staffordshire’s working population, or to supporting the growth requirements of the
conurbation.
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Two additional Strategic Objectives should be added:

1. to confirm that the Plan will provide enough houses to meet both South Staffordshire’s
and the conurbation’s housing need.

2. To confirm that changes to Green Belt boundaries will have regard to their intended
purpose in the long term, so that they can endure beyond the Plan period. This results
in a requirement for “safeguarded” land, which is not currently addressed in the
emerging plan.

Question 5 - Do you support the policy approach in Policy DS3 - The Spatial Strategy
2038?

Policy DS3 addresses several matters. We comment on these in turn below.
The Housing Requirement to meet the Growth of South Staffordshire

The emerging Plan suggests that a total of 8,881 dwellings should be planned for during the
Plan period 2018 - 2038. There are two components to the housing requirement, the first is
the quantum of housing required to meet South Staffordshire’s growth requirements, the
second is the additional housing which will contribute towards meeting the unmet needs of the
Housing Market Area, particularly Birmingham and the Black Country.

Paragraph 61 of the Framework advises that to determine the minimum number of homes
needed, strategic policies should be informed by a Local Housing Needs Assessment,
conducted using the Standard Method in the National Planning Practice Guidance. That being
the case, the Standard Method is the starting point for establishing the scale of the housing
requirement to meet South Staffordshire’s housing needs. In this case the Preferred Options
Plan relies on the minimum annual housing needs figure of 243 dwellings per annum.

The South Staffordshire Housing and Market Assessment May 2021 (“SSHMA”) has been
prepared to help inform the Plan’s overall housing requirement. It concludes that using the
Standard Method, “Across a 20 year Plan period it is therefore intended that 5,068 new homes
will be delivered to address the housing need in South Staffordshire” (paragraph 4.16).

However, the conclusions in the SSHMA are not reflected in paragraph 4.13 of the consultation
draft Plan, which, states the housing need for the period 2021 - 2038 is 4,131 dwellings, with
a further 750 completions between 2018 and 2021. Combined this gives a housing target of
4,881 dwellings to support the growth of South Staffordshire.

This approach is inappropriate. The emerging Plan should plan for the minimum Standard
Method housing requirement from the start of the Plan period as a baseline, which the SSHMA
advises is 5,068 dwellings.

Furthermore, the SSHMA demonstrates there should be a requirement for a significant uplift
to the Standard Method housing. This is because the Council has:

o Not correctly factored in affordable housing need and whether an uplift to the South
Staffordshire housing requirement is required; and
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¢ Not considered uplifting the minimum Standard Method housing figure to take account
of economic growth aspirations and the fact that the age profile of South Staffordshire
is increasing.

Affordable Housing

As detailed in paragraph 8.5 of the SSHMA the PPG advises that it is necessary for local
authorities to calculate their total affordable housing need. The total affordable housing need
can then be considered in the context of its likely delivery as a proportion of the housing
requirement, taking into account the probable percentage of affordable housing to be delivered
by eligible market housing-led developments. An increase in the overall housing figure
included in the Plan may be appropriate where it would help to deliver the required number of
affordable homes (PPG paragraph 2a-024-20190220).

The SSHMA concludes a total affordable housing needs in South Staffordshire is 128 dpa.
However, it determining whether this can be reached, it considers this as a percentage of the
overall housing target, which includes the 4000 houses to meet the needs of the Black
Country. This approach is flawed.

The 4000 houses are to meet the needs of the Black Country and so any affordable housing
within this will also be meeting this need, rather than the need deriving from South
Staffordshire. By concluding that these affordable houses will meet South Staffordshire’s
needs, these have inadvertently been double counted and skewed the figures.

When considered a percentage of the South Staffordshire’s Standard Method housing
requirement of 254 dpa, an affordable housing requirement of 128 dpa represents
approximately 50% of these dwellings. With the current policy target of just 30%, it is clear
that either the policy target needs to be increased if this is viable or that an uplift in the housing
requirement needs to be robustly considered to see whether this affordable housing need can
be met.

The emerging Local Plan needs to be careful with how the needs of South Staffordshire and
the overspill of the Black Country are considered and presented, to make sure that all the
relevant housing needs are being met.

Economic Growth

It is also noted that Chapter 2 of the HMA advises that the population of the District is older
than the national average, with fewer family households present. It is also noted that
unemployment levels are lower than the national average and there are more people
employed in the most highly skilled roles. What this indicates is that there could be a
“hollowing out” of South Staffordshire’s workforce. This could create a position where
additional houses are required in South Staffordshire to increase the size of the labour force
to support jobs within the District. This is not clear from the information available and further
consideration should be given to whether this is an issue and whether an uplift in the housing
requirement would ensure that sufficient houses are available to support the local workforce.
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Additional Housing to Contribute Towards Meeting the Unmet Needs of the Housing
Market Area

The draft Plan identifies that South Staffordshire will deliver 4,000 houses to support the
housing needs of the conurbation. To justify this number, the Plan relies upon the conclusions
of the GBHMA Strategic Growth Study 2018, and its subsequent update. As a starting point,
South Staffordshire District Council should consider whether the conclusions of the Strategic
Growth Study and its update are robust for the purposes of its plan making.

The Framework advises at Paragraph 61 that the Standard Method should be used as a
starting point for establishing the housing requirement. The Strategic Growth Study does not
establish housing need using the Standard Method. The Strategic Growth Study concludes
that during the period 2011 - 2031 a minimum of 205,000 homes are required, which broadly
reflects the 2014 based sub-national population scenario for the study area. The housing
needs figure in the Strategic Growth Study is not, therefore, fit for plan making purposes. It is
based upon out-of-date evidence and does not use the Standard Method.

Furthermore, the Study covers a period that is not commensurate with the South Staffordshire
Plan. lIts conclusions are not, therefore, directly transferable in any event.

There is more up to date and robust evidence on the potential housing shortfall arising from
the conurbation and this should be factored in to determining what level of overspill South
Staffordshire should be taking. The principal unmet housing need from the conurbation arises
from the Birmingham and Black Country Authorities.

Birmingham Overspill

The Birmingham Development Plan (“BDP”) was adopted in January 2017. Policy PG1 —
identifies a shortfall of 37,900 homes (including 14,400 affordable homes) that will need to be
delivered elsewhere within the HMA.

Since the BDP was adopted Birmingham City Council has suggested that the extent of the
housing shortfall has reduced. This suggestion does, however, need to be treated with
extreme caution for the following reasons:

e This is based on the findings in Birmingham’s more recent SHLAA. However, not
every site in the SHLAA will come forward in the plan period. Furthermore, this has
not been subject to the same level of scrutiny as a site allocations Local Plan and
should not be considered as such.

e Policy PG1 retains Development Plan status, there has been no suggestion from
Birmingham City Council that it is an out-of-date policy and consequently the overspill
identified within it still holds weight.

¢ If new information on potential source of housing land supply is to be considered, it
is also necessary to consider new information on the need for housing within
Birmingham City. In this context, the Standard Method for Birmingham City has
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increased by 35%, thereby increasing the annual requirement from 4,550 dpa (before
any redistribution) to a minimum of 6,750 dwellings per annum.

¢ The Birmingham Plan period runs to 2031, whereas the South Staffordshire Plan has
an end date of 2038. The South Staffordshire Plan does, therefore, need to make an
allowance for delivering housing to meet the growth of Birmingham for the period
2031 to 2038.

Black Country Overspill

The emerging Black Country Plan Preferred Options consultation document identified a total
housing requirement of 76,076 dwellings, with the need for 28,239 dwellings to be delivered
elsewhere within the HMA.

Combined Shortall

Combined the shortfall from Birmingham and the Black Country based on the adopted BDP
and the emerging Black Country Plan equals 66,139 dwellings. This of course being before
any additional overspill is considered between 2031 and 2038 from Birmingham City.

South Staffordshire’s proposed contribution toward the shortfall

The 4,000 dwellings proposed by the draft South Staffordshire Local Plan represent just 4%
of the total shortfall identified by the adopted BDP and emerging Black Country Plan.

There are 14 authorities within the Black Country HMA. Five of which are Birmingham and
the four Black Country authorities. That means the shortfall needs to be distributed between
the 9 remaining authorities. If the shortfall is split evenly between the 9 remaining authorities
each authority should be providing approximately 7,370 dwellings.

However, it needs to be remembered that some of the remaining authorities are heavily
constrained. For example, Redditch Borough is effectively built up to its boundary and is
already reliant on Bromsgrove to meet its needs. Only part of Stratford on Avon District falls
within the HMA, reducing development opportunities in Stratford on Avon and Cannock
Chase’s capacity is restricted due to environmental constraints such as the Cannock Chase
SAC and AONB.

Consequently, there is clear evidence to suggest that South Staffordshire should be taking a
greater proportion of development than other authorities within the HMA given the level of
shortfall identified.

It is also widely acknowledged that the South Staffordshire has a very strong functional
relationship with the Black Country. This further supports an increase in the 4000 dwellings
proposed to reflect this relationship and South Staffordshire’s ability to deliver homes in a
location closest to where the need is derived.

It is our view that the number of homes being planned to contribute to addressing the shortfall
should be increased significantly.

Job Ref: P1970 Page 6



To: Planning Policy, South Staffordshire Council Date: 13" December 2021

Spatial Strategy for Housing

Notwithstanding our concerns about the number of dwellings being proposed to meet the
identified shortfall, Table 8 of the draft Plan advises that only 2,958 of the 4000 dwellings are
proposed adjacent to the edge of the Black Country conurbation.

It is our view, that the housing allocations included within the Plan to support the growth of the
conurbation should be directed to locations close to where the need arises. The Plan’s spatial
strategy for housing should be predicated on making allocations adjacent to the conurbation
to meet its need, or within a sustainable commuting distance, to help reduce the need to travel.
The housing requirement should be increased and redistributed so that further allocations are
made adjacent to the built-up edge of the Black Country.

Proposed Policy DS3 advises that development will be located at the most accessible and
sustainable locations in accordance with the settlement hierarchy included within the policy.
The land adjacent to the Black Country provides some of the most sustainable locations for
development within South Staffordshire. The Black Country provides a wide variety of
services and facilities and directing new development to these locations would fulfil the
emerging Plans objective of delivering development in the most sustainable of locations.

Furthermore, it is noted that Paragraph 4.19 of the Draft Plan refers to the GBHMA Strategic
Growth Study 2018 as being an evidence based document that has been used to inform the
settlement hierarchy and the distribution of growth. However, the Strategic Growth Study does
not consider development options of less than 1,500 dwellings and there are no allocations of
this size included within the Draft Plan. Consequently, the GBHMA Strategic Growth Study is
not a relevant evidence base against which to assess the suitability of sites or formulate a
housing distribution strategy

A sequence of smaller sites in appropriate locations, such as Piper Homes’ site at Springhill
Lane, would not only make a positive and sensitive contribution to meeting the overspill, but
would also provide sites that can be delivered in the short term and assist in meeting the full
spectrum of need identified. These sites are needed desperately, because the Green Belt is
currently placing a significant constraint to meeting the housing needs identified and when it
is released, the quicker it can be delivered the better.

Omission Site — Springhill Lane

It is our view that the land at Springhill Lane should be removed from the Green Belt and
allocated for residential led development to provide much need executive homes to assist in
meeting the economic growth aspirations of the Black Country and South Staffordshire.

The Site has not been assessed by the Council to date. It is also a new opportunity for Piper
Homes. Whilst they have done their own initial review to see if this is a site they can deliver,
they have not had the chance to produce all the supporting documents that they would want
to support this representation at this time. These will be prepared and will follow in due course.
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Piper Homes have a strong record of bringing forward high quality, executive homes. This
would be an ideal site for them in a good location for this type of home.

The site measures approximately 5.4 hectares. 3.7 hectares is grassland and would be the
focus of the residential development. The remaining 1.7 hectares is treed, and these would
be retained and provide a very attractive environment for future residents.

The site is in the Green Belt at the current time, but it is extremely well contained, with built
development and sports facilities to the north and south, and dense tree belts to the west.
Encroachment and urban sprawl would be extremely limited in this context and the proposal
would not conflict with the other purposes of including land in the Green Belt. The site would
be a low sensitivity in Green Belt terms, thereby supporting its release to residential
development.

There is an existing vehicle access onto Springhill Lane that also serves the cricket club.
There is plenty of scope to work with adjoining landowners to improve the access and road
network should this be required to facilitate the proposed development. Thereafter, the site is
well connected back into Wolverhampton and all the services and facilities it has to offer.

In summary, this Site is extremely well placed to provide executive housing to meet not only
the significant needs arising from the Black Country, but also the range of houses needed to
meet all aspects of the population. We, therefore, request that it should be allocated
accordingly.

I trust you have found these representations useful. If you have any queries, please do not
hesitate to contact me.

Yours sincerely

T

Sam Silcocks BSc (Hons) MA MRTPI
Director
sam.silcocks@harrislamb.com
DIRECT DIAL: 0121 213 6003

Mobile: 07827 313543

Encl. Site location plan
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