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1. INTRODUCTION 

 
1.1 These representations have been prepared by Marrons on behalf of 

Boningale Homes in response to the ongoing Regulation 19 consultation 

on the South Staffordshire Local Plan Review. 

1.2 This Report provides responses to draft policies relating to the spatial 

strategy and scale and distribution of housing and of housing provision. 

Alongside this Report, site specific submissions and relevant policy 

comments are provided in respect of the following land interests; 

• Codsall South 

• Land at Hockerhill Farm, Brewood 

• Land at Coven Road, Brewood 

• Land at Boscobel Lane, Bishops Wood 

1.3 We object to a number of the draft Policies contained within the Plan for 

Submission version of the South Staffordshire Local Plan Review. In their 

current form, they cannot be found sound at Examination. 

1.4 We recommend that the Council immediately pause submission of the Plan 

to the Secretary of State and any further preparation for Examination in 

Public. The Council should undertake the additional work required to 

achieve a Plan capable of being found sound. If the Council opt to submit 

the Plan irrespective of outstanding objections in respect of legal 

compliance, duty to cooperate and soundness, the Inspector(s) should 

determine that the Submission Version Plan has not satisfied the relevant 

legal requirements and tests of soundness within national policy. The Plan 

is not capable of being found sound, subject to Modification. This is only 

achievable through the full assessment and reconsideration of sites and 

settlements across the District, including our clients’ land interests set out 

within this submission. 
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2. NATIONAL PLANNING POLICY CONTEXT 

2.1 The National Planning Policy Framework (the “Framework”), last revised 

December 2023, sets out the Government’s planning policies for England and how 

they should be applied (paragraph 1). The policies that are relevant to the plan-

making process and these representations are summarised below. 

2.2 At the heart of the Framework is a presumption in favour of sustainable 

development, which should apply to both plan-making and decision-taking 

(paragraph 11). For plan-making, the presumption means:  

A. All plans should promote a sustainable pattern of development that seeks to: 

meet the development needs of their area; align growth and infrastructure; 

improve the environment; mitigate climate change (including by making 

effective use of land in urban areas) and adapt to its effects;  

B. Strategic policies should, as a minimum, provide for objectively assessed 

needs for housing and other uses, as well as any needs that cannot be met 

within neighbouring areas, unless:  

I. The application of policies in this Framework that protect areas or 

assets of particular importance provides a strong reason for restricting 

the overall scale, type or distribution of development in the plan area; 

or  

II. Any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in the 

Framework taken as a whole. 

2.3 Paragraph 15 states that: “The planning system should be genuinely plan-

led. Succinct and up-to-date plans should provide a positive vision for the 

future of each area; a framework for meeting housing needs and 

addressing other economic, social and environmental priorities; and a 

platform for local people to shape their surroundings.”  

2.4 Paragraph 16 requires plans to be prepared with the objective of 

contributing to the achievement of sustainable development, and it 

requires plans to be prepared positively in a way that is aspirational but 

deliverable.  

2.5 Paragraph 20 stipulates that strategic policies should set out an overall 
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strategy for the pattern, scale and design quality of places to make 

sufficient provision for (inter alia): housing (including affordable housing); 

employment; and, conservation and enhancement of the natural, built and 

historic environment.  

2.6 Paragraph 22 confirms that “strategic policies should look ahead over a 

minimum 15 year period from adoption, to anticipate and respond to long-

term requirements and opportunities, such as those arising from major 

improvements in infrastructure” 

2.7 Paragraph 23 stipulates that strategic policies should provide a clear 

strategy for bringing sufficient land forward at a sufficient rate, to address 

objectively assessed needs over the plan period, in line with the 

presumption in favour of sustainable development. This should include 

planning for and allocating sufficient sites to deliver the strategic priorities 

of the area.  

2.8 Paragraphs 24 to 27 require Local Planning Authorities to cooperate with 

one another, and with other relevant bodies, to address strategic matters 

and consider whether development needs that cannot be met wholly within 

a particular plan area could be met elsewhere. Statements of Common 

Ground should be prepared to document progress on addressing cross-

boundary matters.  

2.9 Paragraph 31 requires that the preparation of policies should be 

underpinned by relevant, up-to-date, adequate and proportionate 

evidence.  

2.10 Paragraph 32 states that: “Local plans and spatial development strategies 

should be informed throughout their preparation by a sustainability 

appraisal that meets legal requirements. This should demonstrate how the 

plan has addressed relevant economic, social and environmental 

objectives (including opportunities for net gains). Significant adverse 

impacts on these objectives should be avoided and, wherever possible, 

alternative options which reduce or eliminate such impacts should be 

pursued. Where significant adverse impacts are unavoidable, suitable 

mitigation measures should be proposed (or, where this is not possible, 

compensatory measures should be considered).” 
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2.11 Paragraph 35 explains how local plans and spatial development strategies 

will be assessed in accordance with legal and procedural requirements, 

and whether they are sound. Plans are ‘sound’ if they are: 

a) Positively prepared – providing a strategy which, as a minimum, 

seeks to meet the area’s objectively assessed needs; and is 

informed by agreements with other authorities, so that unmet need 

from neighbouring areas is accommodated where it is practical to 

do so and is consistent with achieving sustainable development; 

b) Justified – an appropriate strategy, taking into account the 

reasonable alternatives, and based on proportionate evidence;  

c) Effective – deliverable over the plan period, and based on effective 

joint working on cross-boundary strategic matters that have been 

dealt with rather than deferred, as evidenced by the statement of 

common ground; and  

d) Consistent with national policy – enabling the delivery of 

sustainable development in accordance with the policies in this 

Framework and other statements of national planning policy, where 

relevant. 

2.12 Paragraph 69 of the Framework requires that planning policies identify a 

sufficient supply and mix of sites, taking into account their availability, 

suitability and likely economic viability. Planning policies should identify a 

supply of:  

a. specific, deliverable sites for five years following the intended date 

of adoption (with an appropriate buffer, as set out in paragraph 77 

of the Framework); and 

b. specific, developable sites or broad locations for growth, for the 

subsequent years 6-10 and, where possible, for years 11-15 of the 

remaining plan period.  

2.13 Paragraph 70 of the Framework then states small and medium sized sites 

can make an important contribution to meeting the housing requirement of 

an area, and that to promote the development of a good mix of sites local 
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planning authorities should identify land to accommodate at least 10% of 

their housing requirement on sites no larger than one hectare.  

2.14 Paragraph 74 of the Framework recognises the important contribution that 

larger scale development can make, stating that the supply of large 

numbers of new homes can often be best achieved through planning for 

larger scale development, such as new settlements or significant 

extensions to existing villages and towns, provided they are well located 

and designed, and supported by the necessary infrastructure and facilities. 

Duty to Cooperate 

2.15 The Duty to Cooperate is a legal requirement established through Section 

33(A) of the Planning and Compulsory Purchase Act 2004, as amended 

by Section 110 of the Localism Act. It requires local authorities to engage 

constructively, actively and on an ongoing basis with neighbouring 

authorities on cross-boundary strategic issues throughout the process of 

Plan preparation. As demonstrated through the outcome of the 2012 

Coventry Core Strategy Examination and the 2013 Mid Sussex Core 

Strategy Examination, if a Council fails to satisfactorily discharge its Duty 

to Cooperate, this cannot be rectified through modifications and an 

Inspector must recommend non-adoption of the Plan. 

2.16 Whilst we recognise that the Duty to Cooperate is a process of ongoing 

engagement and collaboration, as set out in the Planning Practice 

Guidance (PPG) it is clear that it is intended to produce effective policies 

on cross-boundary strategic matters. In this regard, South Staffordshire 

must be able to demonstrate that it has engaged and worked with 

neighbouring authorities, alongside their existing joint working 

arrangements, to satisfactorily address cross-boundary strategic issues, 

and the requirement to meet any unmet housing needs. This is not simply 

an issue of consultation but a question of effective cooperation. We 

consider that the Council, on the available evidence have failed to 

demonstrate sufficient cross-boundary working. 
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3. THE SUSTAINABILITY APPRAISAL AND SITE 

IDENTIFICATION 

3.1 We object to the Sustainability Appraisal process and the identification and 

assessment of reasonable alternatives. 

3.2 In accordance with Section 19 of the 2004 Planning and Compulsory 

Purchase Act, policies set out in Local Plans must be subject to 

Sustainability Appraisal (SA). Incorporating the requirements of the 

Environmental Assessment of Plans and Programmes Regulations 2004, 

SA is a systematic process that should be undertaken at each stage of the 

Plan’s preparation, assessing the effects of the Local Plan’s proposals on 

sustainable development when judged against reasonable alternatives. 

3.3 The Sustainability Appraisal and SA reporting invariably requires a 

substantial amount of work. However, legislation on Strategic 

Environmental Assessment (SEA), and also SA of Local Plans, is very 

specific and detailed about the required contents of the SA Report. As a 

result, SA Reports can often be long and complex, and are also regularly 

scrutinised and sometimes challenged through Local Plan examinations on 

their contents, also through legal challenge in the High Court on the 

process of preparation. It is therefore essential that the legislation is 

followed very carefully and that the SA Report is examined fully to ensure 

compliance. 

3.4 Spatial Option I, a capacity-led strategy that concentrates expansion to 

sustainable non-Green Belt areas and restricts Green Belt development in 

Tier 1 settlements well-served by public transport, is the Council's preferred 

spatial strategy. Under this preferred strategy, the growth is primarily 

focused on non-Green Belt land at appropriate, currently protected land 

sites, sustainable Open Countryside areas, and a limited number of 

brownfield sites that are available inside the bounds of sustainable 

communities. 

3.5 Following the assessment of reasonable alternatives in the SA and 

consideration of other evidence base documents, the Council has selected 

two strategic development sites for allocation in the emerging Plan as set 
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out in Policies SA1 and SA2: 

• SA1: Land East of Bilbrook (Site 519); and 

• SA2: Land North of Penkridge (Sites 420, 584 and 010). N56. 

3.6 Additionally, the Council has chosen nine locations for Gipsy and Traveller 

pitches (Policy SA4), five employment sites (Policy SA5), and an additional 

thirty residential plots (Policy SA3). 

3.7 While we endorse the overall strategy found in the SA, there are still certain 

problems with its implementation, including an identified inconsistent 

approach to site selection that has arisen as a result of multiple iterations 

of the SA having being produced. Our principle concerns relating to the SA, 

which make up our concerns relating to the legal compliance and 

soundness of the Plan overall are as follows; 

a) The revised strategy is considered to prioritise avoiding Green Belt 

release over fulfilling a justified housing requirement; 

b) When there are other sustainable development opportunities 

available, the approach unnecessarily relies on two key 

development sites to provide a sizable amount of the housing 

requirement; and 

c) the strategy will not, therefore, deliver a sustainable pattern of 

development in accordance with the provisions of the NPPF. 

3.8 To this end, we have made a detailed assessment of the SA Report and 

have identified a degree of legal non-compliance. If the SA Report in its 

current form were to be challenged in the courts, in our view a challenge 

may succeed, with potential ramifications for the Local Plan itself. 

Ultimately this could strike out all or specific policies of an adopted Plan 

from use in decision making and determining planning applications. The 

most significant of these areas of noncompliance are as follows: 

• The assessment of proposed allocations and scoring of reasonable 

alternatives has been inconsistent; 

• For there to be compliance with Article 5 of the SEA Directive, the 
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public must be presented with an accurate picture of what 

reasonable alternatives there were to the proposed policies and 

why they were not considered to be the best option. Given that 

there have been multiple iterations of the SA, we do not consider 

that the public will have a clear understanding of the all reasonable 

alternatives both in terms of strategy and specific sites. 
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4. HOUSING REQUIREMENT 

4.1 Marrons National socio-economic team have prepared a detailed 

Housing Need Assessment report, found at Appendix 1, which 

considers the Council’s approach to identifying a housing requirement 

for the proposed plan period. 

4.2 We disagree with the Council's calculation of the local housing need 

using the standard method and additionally consider that there is 

substantial evidence to support an uplift to the minimum standard 

method housing requirement to account for the Council’s aspirations 

and allocation of land for employment purposes as well as upward 

adjustments for affordability and economic variables. 

4.3 As is detailed in the Housing Needs Assessment Report the correct 

starting point in terms of housing need, is considered to be between 

364 to 441 dwellings per annum (6,552 to 7,932 over the Plan period). 

4.4 In line with the conclusions of the Housing Needs Assessment, there 

will be about 101,000 dwellings worth of unmet needs over a 22-year 

period beyond what is provided by current and emerging Local Plans. 

To meet demands that would go unmet otherwise, a significant 

amount of new dwellings will need to be delivered in the 

corresponding local authority regions. 

4.5 It is not thought that South Staffordshire Council's proposed 

commitment of 640 homes would adequately address unmet need. 

The minimum contribution that should be taken into consideration is 

the 4,000 houses that were originally suggested and included in the 

November 2022 Draft Plan for South Staffordshire. We consider that 

this approach remains suitable, achievable and evidenced. 

4.6 It is believed that the contribution as it is currently proposed would 

unavoidably lead to under delivery in terms of housing. There would 

be serious social and economic repercussions from such under 

delivery. This is just inappropriate planning practice in an era where 

we are still unable to provide the nation with the necessary number of 

homes. 
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5. DRAFT POLICIES 

5.1 The section provides Boningale Homes response to the emerging policies 

within the Local Plan Review. As is detailed below, we object to a number 

of the draft policies. 

Policy DS2: Green Belt Compensatory Improvements 

5.2 We object to this policy. 

5.3 Boningale Homes do not support an approach where by compensatory 

land is required when sites, that have demonstrated Exceptional 

Circumstances or Very Special Circumstances, are removed from the 

Green Belt. 

5.4 The Council should be reminded that the allocation of land as Green Belt 

does not indicate any intrinsic landscape, biodiversity or ecological value 

and that indeed Green Belt is a policy designation only. Accordingly, where 

it is demonstrated that land is required to be released from the Green Belt 

to meet housing needs, it is inappropriate and unjustified to require 

compensatory measures. 

Policy DS4: Development Needs 

5.5 We object to this policy. 

5.6 As is detailed within the Housing Needs Assessment at Appendix 1 and 

outline in section 4 above, we consider that the Council’s approach to the 

identification of an appropriate and justified housing requirement is 

unsound. 

5.7 The Council have failed to have sufficient regard to the Black Country’s 

unmet housing needs, the Council’s stated and evidence 

economic/employment aspirations and evidence pertaining to affordable 

housing requirements.  

Policy DS5: The Spatial Strategy to 2041 

5.8 We object to this policy. 
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5.9 Boningale Homes is supportive of the settlement hierarchy and particularly 

the identification of Codsall as a tier 1 settlement and Brewood as a tier 2 

settlement. 

5.10 We submit that further growth should be allocated to the tier 1 and tier 2 

settlements to ensure the housing need figure, as is set out above, is 

delivered and to allow for greater flexibility. Offering a wider variety of sites 

to the market in varied locations across the South Staffordshire area will 

provide greater certainty that the housing requirement will be met. 

5.11 Whilst an approach to the appropriate use of brownfield and previously 

developed land is supported, with regard to wider regeneration aspirations 

however realistic timeframes have to be considered when projecting 

completions from such sites. 

5.12 Covid-19 has changed home buyers’ priorities with a recent Savills survey 

finding that 71% of younger buyers crave more outdoor space and rural 

locations. With this in mind we would also highlight the benefits of providing 

family housing, in sustainable locations. Taking this uncertainty over 

demand for urban dwellings into consideration, it seems logical that further 

allocations should be located at tier 1, tier 2 and sustainable rural 

settlements such as Codsall, Brewood and Bishops Wood. 

5.13 With specific regard to meeting rural housing needs, we do not believe that 

the Council’s approach to the development needs of the Rural Area 

adequately reflects best practice.  

5.14 Despite evidence of need in the rural area, there is very limited scope 

provided for additional development in rural parts of the District beyond 

committed and allocated development. Should this development not occur 

there would be very limited means available for the minimum requirements 

of this to be addressed by means of alternative sources of supply. 

5.15 Planning new homes in suitable rural settlements, such as Bishops Wood, 

has an important role in ensuring the long-term vitality, vibrancy and 

sustainability of rural communities. It offers opportunities for home 

ownership for younger people, allowing them to stay in their rural 

communities. It provides support to rural services and facilities including 
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business, shops and education facilities and it provides much needed 

market and affordable housing for local people. 

5.16 We therefore consider that a greater level of development should be 

directed towards the rural settlements in South Staffordshire, whilst noting 

the clear benefits of directing the majority of growth in tier 1 and tier 2 

settlements to ensure that the aims set out above are delivered. 

Policy SA1: Strategic development location: Land East of Bilbrook 

5.17 We object to this policy. 

5.18 As is detailed in Appendix 1 of the SA, the Land East of Bilbrook the 

proposed allocation scores as follows; 

• Landscape: scored major negative impacts 

• Green Belt: scored major negative impacts 

• Education: scored major negative impacts  

5.19 In addition to the above, we have some remaining concerns relating to land 

assembly matters, the commitment of the landowners to bring the site 

forward in line with the emerging trajectory and the viability of the proposed 

infrastructure required to make the site suitable for allocation. 

Policy HC1: Housing Mix 

5.20 We object to this policy. 

5.21 Boningale Homes recognise the importance of new development 

opportunities to provide appropriate mixes of housing types, sizes and 

tenures to meet housing needs as identified in the Council’s supporting 

evidence base.  

5.22 It is important to note that housing mix as identified in the Council’s latest 

evidence base will only provide a snapshot in time in relation to the current 

housing needs. As such, the policy should provide for flexibility going 

forward so that the Plan is able to respond to changes in circumstances at 

the time of an application being submitted to the Local Planning authority 

so that development opportunities can make better use of the land 
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available whilst responding to the housing needs at that time. 

Policy HC3: Affordable Housing 

5.23 We object to this policy. 

5.24 The above policy requires the provision of affordable housing on all major 

development sites. Boningale Homes support the Council in its pursuit of 

securing affordable housing to meet the needs of local communities across 

the borough. The Framework is clear that the delivery of affordable housing 

should account for both need and the effects on development viability. 

5.25 As a general observation the targets up to 40% seem high given the 

underlying residential sales rates experienced. In addition to more detailed 

appraisals forming part of the viability evidence base (including how each 

of the assumptions are being applied), it is not currently clear what 

underpins the conclusion in regard to affordable housing need.  

Policy HC4: Homes for older people and others with special housing 

requirements and Policy HC5: Specialist Housing 

5.26 The government have stated that the need to provide housing for older 

people is now critical (National Planning Policy Housing for Older and 

Disabled People (Paragraph 001)). 

5.27 Current provision is largely focused on sheltered housing and care homes. 

However, these do not address the ever-rising demand from homeowners 

to access age-appropriate housing, of the same tenure. 

5.28 The Council’s evidence base identifies a critical need for specialist 

accommodation, The Housing Market Assessment 2024 indicates 

approximately one third (36.5%) of the population will be aged 60 or over 

in 2041. The Housing Market Assessment 2024 indicates a need for 1,198 

additional specialist homes up to 2041, including 1,000 sheltered homes, 

and 198 extra care units. A further 153 additional registered care spaces 

may also be required. 

5.29 Boningale Homes support the recognition of the need to provide specialist 

housing to meet the needs of older residents in South Staffordshire. We 
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consider that strategic residential developments offer an ideal opportunity 

to combine market, affordable and specialist housing viably, providing 

much need infrastructure and wider support for those within local 

communities that may require additional support. 

5.30 There is a critical need for both care and extra care housing to meet the 

needs of an ageing population. Consideration should be given to the 

approach that will be taken to affordable housing provision on extra care 

schemes. The requirements for on-site affordable provision is considered 

to be counterproductive as the provision of affordable housing in a C2 extra 

care scheme will significantly affect the viability of the scheme and may 

stop schemes from coming forward.  

5.31 Whilst we accept that not all ‘care schemes’ should be classed as C2, a 

blanket approach to the provision of affordable housing would result in 

affordable housing being required on schemes which are already being 

delivered in order to address a specific specialist need. This is considered 

unacceptable and will not aid in the delivery of specialist accommodation 

to meet the needs of older and vulnerable residents. 

5.32 The Council should support development opportunities, such as those 

proposed by Boningale Homes at Codsall and Hockerhill Farm that seek 

to provide modern, state-of-the-art specialist care facilities to meet the 

identified need within the District. 

Policy HC10: Design Requirements 

5.33 We object to this policy. 

5.34 Whilst the pursuit of high quality design is applauded and understandable, 

it is essential that the Council avoid overly prescriptive and detailed design 

policies being included in the Local Plan The Council will need to consider 

this, alongside any viability implications of the requirements set under this 

policy. 

Policy HC15: Education 

5.35 Boningale Homes support the recognition that strategic development 

opportunities are capable of delivering much needed infrastructure, 
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including modern, state-of-the-art education facilities. 

5.36 It is widely recognised, that without the development sector delivering such 

infrastructure, it is unlikely that communities across the country would 

benefit from new and additional education capacity, 

5.37 The provision of new education facilities, as part of a planning application 

should carry substantial weight, and furthermore, in line with our 

submissions relating to the need to identify additional dwellings over the 

emerging Plan period, the Council should prioritise the allocation of land 

which provides such infrastructure, such as the proposed development at 

Codsall South which will deliver land for a new Primary School. 
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6. CODSALL SOUTH 

6.1 Boningale Homes are promoting land at Codsall South. The below sets out 

two potential options that could be delivered on the site hereafter referred 

to as Option 1 and Option 2. 

Option 1 

6.2 The subject site comprises land either side of Heath House Lane, Codsall 

(Figure 1) measuring 34.72 ha. The site is located in the Green Belt and 

lies directly to the south of the existing built form comprising the 

development edge of Codsall. 

Figure 1: Codsall South Redline Plan 

 

6.3 An outline planning application is being prepared and is expected to be 

submitted in the coming weeks. The proposed development will comprise 

the following; 

- Up to 450 residential dwellings; 

- 70 Unit Extra Care Facility; 

- 2/3 FE Primary School and Nursery; and  

- New Gateway Spine Road into Codsall. 
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Figure 2: Codsall South Illustrative Framework Plan 

 

6.4 A full suite of technical documents have been prepared and will support 

the application. They demonstrate that the subject site is suitable for both 

allocation and the granting of planning permission and that there are no 

technical impediments that would prevent the site from coming forward for 

the above listed uses.  

6.5 The site is located within Flood one 1 and is considered to be at a low risk 

of flooding. The forthcoming planning application will bge accompanied by 

a detailed Flood Risk Assessment and Drainage Strategy tht will 

demonstrate that the site can safely accommodate residential 

development with the appropriate mitigation.  

6.6 There are no Listed Buildings within the subject site, and a detailed 

Heritage Statement has been prepared, and will form part of the application 

package and will demonstrate that development of the site will not give rise 

to any unacceptable heritage issues. The site is not located within a 

Conservation Area. 
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6.7 The proposed residential-led development of the site would provide an 

opportunity to connect well with the future development of the land at Old 

Wergs Road. 

6.8 Codsall is rightly identified by the Council as being a Tier 1 settlement and 

is a focus of growth for South Staffordshire. The settlement is inherently 

sustainable and is served by excellent public transport connections.  

6.9 Within South Staffordshire, Codsall is the closest tier 1 settlement to the 

Black Country and as such, is considered the most suitable location for 

development that can meet both the needs of South Staffordshire, but also 

the unmet needs of the Black Country, Such needs should be met as close 

to the area from which the needs are arising. 

6.10 In the context of a national and local housing crisis, the provision of market, 

and a policy compliant level of affordable housing is considered sufficient 

to demonstrate Exceptional Circumstances for release from the Green 

Belt, but beyond this, Option 1 for development either side of Heath House 

Lane would have the additional benefits of delivering Extra Care units, a 

new Primary School and a new link road providing access to the centre of 

Codsall and negating considerable capacity concerns at the existing 

Holyhead Road/Heath House Lane junction. This is detailed further in the 

appended Highways Technical note. 

6.11 The site is controlled by Boningale Homes who are committed to the 

development of the site, and as such, the site is considered to be 

immediately, available, achievable and deliverable and as such, we 

consider that the Council should seek to allocate the site for development 

without delay. 

Option 2 

6.12 Option 2 comprises a smaller development, to the east of Heath House 

Lane. 
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Figure 3: Land East of Heath House Lane, Codsall 

 

6.13 The same principles apply with regard to the supporting suite of technical 

information and location outside of any significant constraints, save for 

Green Belt, 

6.14 The site is capable of accommodating up to 150no. residential dwellings 

and is again considered to be immediately available, achievable and 

deliverable. 
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7. LAND AT HOCKERHILL FARM, BREWOOD 

7.1 The subject site comprises land at Hockerhill Farm (Figure 4) measuring 

6.82 ha. The site is located in the Green Belt and lies adjacent to the built 

form of Brewood. 

Figure 4: Hockerhill Farm Redline Plan 

 

7.2 An outline planning application has been submitted to South Staffordshire 

District Council for consideration. The proposed development comprises 

the following; 

- Up to 85no. residential dwellings; and 

- 80 bed Care Facility. 
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Figure 5: Hockerhill Farm Illustrative Framework Plan 

 

7.3 A full suite of technical documents have been prepared and submitted 

alongside the application. They demonstrate that the subject site is suitable 

for both allocation and the granting of planning permission and that there 

are no technical impediments that would prevent the site from coming 

forward for the above listed uses.  

7.4 The site is located within Flood one 1 and is considered to be at a low risk 

of flooding. The planning application is accompanied by a detailed Flood 

Risk Assessment and Drainage Strategy that demonstrates that the site 

can safely accommodate residential development with the appropriate 

migitiation.  

7.5 There are no Listed Buildings within the forms part of the application 

package and demonstrates that development of the site will not give rise 

to any unacceptable heritage issues. The site is not located within a 

Conservation Area. 
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7.6 The proposed residential-led development of the site would provide an 

opportunity to connect well with the future development to the west of 

Brewood. 

7.7 Brewood is identified by the Council as being a Tier 2 settlement and is a 

secondary focus of growth for South Staffordshire. The settlement is 

inherently sustainable and is home to a number of services and facilities.  

7.8 In the context of a national and local housing crisis, the provision of market, 

and a policy compliant level of affordable housing is considered sufficient 

to demonstrate Exceptional Circumstances for release from the Green 

Belt, but beyond this, but the proposed development at Hockerhill Farm 

has the additional benefits of delivering modern Care to support an ageing 

population in the area. 

7.9 The site is controlled by Boningale Homes who are committed to the 

development of the site, and as such, the site is considered to be 

immediately, available, achievable and deliverable and as such, we 

consider that the Council should seek to allocate the site for development 

without delay. 
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8. LAND AT COVEN ROAD, BREWOOD 

8.1 The subject site comprises land at Coven Road (Figure 6) measuring 

2.9ha. The site is located in the Green Belt and lies adjacent to the south-

eastern edge of built form in Brewood. 

Figure 6: Coven Road Redline Plan 

 

8.2 An outline planning application has been submitted to South Staffordshire 

District Council for consideration. The proposed development comprises 

the following; 

- Up to 45no. residential dwellings; 

- Improved pedestrian connections to the centre of 

Brewood; 

- Accessible Car Parking provision to support tourism 

growth at the Chillington Estate. 
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Figure 7: Coven Road Illustrative Framework Plan 

 

8.3 A full suite of technical documents have been prepared and submitted 

alongside the application. They demonstrate that the subject site is suitable 

for both allocation and the granting of planning permission and that there 

are no technical impediments that would prevent the site from coming 

forward for the above listed uses.  

8.4 The site is located within Flood one 1 and is considered to be at a low risk 

of flooding. The planning application is accompanied by a detailed Flood 

Risk Assessment and Drainage Strategy that demonstrates that the site 

can safely accommodate residential development with the appropriate 

mitigation.  

8.5 There are no Listed Buildings within the forms part of the application 

package and demonstrates that development of the site will not give rise 

to any unacceptable heritage issues. The site is not located within a 

Conservation Area. 
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8.6 The proposed residential-led development of the site would provide an 

opportunity to connect well with the future development to the east of 

Brewood. 

8.7 Brewood is identified by the Council as being a Tier 2 settlement and is a 

secondary focus of growth for South Staffordshire. The settlement is 

inherently sustainable and is home to a number of services and facilities.  

8.8 In the context of a national and local housing crisis, the provision of market, 

and a policy compliant level of affordable housing is considered sufficient 

to demonstrate Exceptional Circumstances for release from the Green 

Belt, but beyond this, but the proposed development at Coven Road has 

the additional benefits of delivering accessible car parking provision to 

enhance the tourism offering for the Chillington Estate. 

8.9 The site is controlled by Boningale Homes who are committed to the 

development of the site, and as such, the site is considered to be 

immediately, available, achievable and deliverable and as such, we 

consider that the Council should seek to allocate the site for development 

without delay. 
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9. LAND AT BOSCOBEL LANE, BISHOPS WOOD 

9.1 The subject site comprises land at Boscobel Lane, Bishops Wood (Figure 

8) measuring 5.23ha. The site is located in the Green Belt and lies adjacent 

to the south edge of Bishops Wood. 

Figure 8: Boscobel Lane Redline Plan 

 

9.2 An outline planning application has been submitted to South Staffordshire 

District Council for consideration. The proposed development comprises 

the following; 

- Up to 100no. residential dwellings; 

- A Community Orchard; and 

- Community Shop. 
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Figure 9: Boscobel Lane Illustrative Framework Plan 

 

9.3 A full suite of technical documents have been prepared and submitted 

alongside the application. They demonstrate that the subject site is suitable 

for both allocation and the granting of planning permission and that there 

are no technical impediments that would prevent the site from coming 

forward for the above listed uses.  

9.4 The site is located within Flood one 1 and is considered to be at a low risk 

of flooding. The planning application is accompanied by a detailed Flood 

Risk Assessment and Drainage Strategy that demonstrates that the site 

can safely accommodate residential development with the appropriate 

mitigation.  

9.5 There are no Listed Buildings within the forms part of the application 

package and demonstrates that development of the site will not give rise 

to any unacceptable heritage issues. The site is not located within a 

Conservation Area. 
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9.6 The proposed residential-led development of the site would provide an 

opportunity to connect well with the future development to the south of 

Bishops Wood. 

9.7 Whilst Bishops Wood is identified as a rural settlement, it is home to a 

Primary School, Public House and Village Hall and is as such considered 

sustainable for development purposes. Maintaining ongoing rural vitality 

and supporting the retention of these facilities is essential. 

9.8 In the context of a national and local housing crisis, the provision of market, 

and a policy compliant level of affordable housing is considered sufficient 

to demonstrate Exceptional Circumstances for release from the Green 

Belt, but beyond this, but the proposed development at Boscobel Lane will 

also deliver a community shop which will benefit new and existing 

residents. 

9.9 The site is controlled by Boningale Homes who are committed to the 

development of the site, and as such, the site is considered to be 

immediately, available, achievable and deliverable and as such, we 

consider that the Council should seek to allocate the site for development 

without delay. 
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10. Summary and Conclusions 

10.1 These representations have been prepared by Marrons on behalf of 

Boningale Homes in response to the ongoing Regulation 19 consultation 

on the South Staffordshire Local Plan Review. 

10.2 In order to address a number of concerns raised in this submission, we 

have identified opportunities for development that could assist the Council 

in meeting their needs at the following sites; 

• Codsall South 

• Land at Hockerhill Farm, Brewood 

• Land at Coven Road, Brewood 

• Land at Boscobel Lane, Bishops Wood 

10.3 We object to a number of the draft Policies contained within the Plan for 

Submission version of the South Staffordshire Local Plan Review. In their 

current form, they cannot be found sound at Examination. 

10.4 We recommend that the Council immediately pause submission of the Plan 

to the Secretary of State and any further preparation for Examination in 

Public. The Council should undertake the additional work required to 

achieve a Plan capable of being found sound. If the Council opt to submit 

the Plan irrespective of outstanding objections in respect of legal 

compliance, duty to cooperate and soundness, the Inspector(s) should 

determine that the Submission Version Plan has not satisfied the relevant 

legal requirements and tests of soundness within national policy. The Plan 

is not capable of being found sound, subject to Modification. This is only 

achievable through the full assessment and reconsideration of sites and 

settlements across the District, including our clients’ land interests set out 

within this submission. 



Boningale Homes Limited 

South Staffordshire Local Plan Review – 

Regulation 19 Consultation 

May 2024 

 

Page 32 of 32 
   

Appendix 1 – Housing Need Assessment 
Appendix 2 – Codsall South Option 1 Boundary 
Appendix 3 – Codsall South Option 1 Illustrative Framework Plan 
Appendix 4 – Codsall South Option 2 Boundary 
Appendix 5 – Codsall South Highway Improvement Addendum 
Appendix 6 – Land at Hockerhill Farm Boundary 
Appendix 7 – Land at Hockerhill Farm Illustrative Framework Plan 
Appendix 8 – Land at Coven Road Boundary 
Appendix 9 – Land at Coven Road Illustrative Framework Plan 
Appendix 10 – Land at Boscobel Lane Boundary 
Appendix 11 – Land at Boscobel Lane Illustrative Framework Plan 
 



 
 
 

 
 

 
 

 
SOUTH STAFFORDSHIRE  
HOUSING NEED ASSESSMENT  
PREPARED ON BEHALF OF BONINGDALE HOMES  
MAY 2024 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

60 Gracechurch Street, London, EC3V 0HR 
www.marrons.co.uk 





South Staffordshire Housing Need Assessment 
 

 
 

 
 

 CONTENTS 
 

 Executive Summary  

1. Introduction and National Planning Policy Context…..…………………….…………….. 1 

2. Local Planning Policy………………………………………………………………………….. 7 

3. Economic-Led Housing Need………………………………………………………………… 11 

4. Affordable Housing Need …………………………………………………………………...... 15 

5. Affordability Analysis ………………………………………………………….……………… 23 

6. Demographic Forecasting ……………………………………………….…………………… 28 

7. Unmet Housing Need from the Greater Birmingham and Black Country HMA………… 33 

8. Summary and Conclusions…………………………………………………………………… 38 





Executive Summary 

 
 

EXECUTIVE SUMMARY 
 

i. Planning Practice Guidance (PPG) requires local planning authorities to undertake an 

assessment of housing need. This assessment of housing need should be unconstrained and 

undertaken before considering constraints and land availability, and establishing a housing 

requirement.  
 
ii. The PPG provides a ‘standard method’ for calculating housing need. But the PPG is clear that 

the Standard Method provides a minimum starting point for assessing unconstrained housing 

need, and there could be circumstances which mean unconstrained housing need is higher. The 

National Planning Policy Framework (NPPF, December 2023) also states how the standard 

method is an ‘advisory’ starting point for assessing need, and is not compulsory. 
 

iii. The South Staffordshire Council (SSC) Publication Plan (Regulation 19) sets a housing 

requirement of 4,726 dwellings 2023-2041 (263 dwellings per annum – dpa). This is formed of 

South Sttafordshire’s requirement (4,086 dwellings, 227 dpa) and a contribution of 640 dwellings 

to the unmet housing need from the Greater Birmingham & Black Country Housing Market Area 

(GB&BCHMA) in which South Staffordshire is located. 

iv. The requirement for South Staffordshire (4,086 dwellings) corresponds with the NPPF’s minimum 

calculation of housing need determined by the NPPF’s standard method. This is set out in the 

Council’s Strategic Housing Market Assessment Partial Update – February 2024 (2024 SHMA). 

v. Marrons analysis shows unconstrained housing need exceeds the standard method minimum. 

vi. The 2024 SHMA does not consider the level of housing need generated by the employment 

forecast (5,326 jobs 2020-2041) of the Council’s March 2024 South Staffordshire Economic 

Development Needs Assessment Update (2024 EDNA). 

vii. Strategic Objective 6 of the Draft Plan emphasises the Draft Plan’s commitment to economic 

growth, stating the Draft Plan “seeks to retain existing employment and fosters sustainable 

economic growth, encouraging inward investment and job creation in key sectors such as 

advanced manufacturing and providing the skills to enable residents to access these jobs.” 1   

viii. It is therefore imperative to understand whether housing need in excess of the standard method 

minimum is required to support the labour force generated by the EDNA’s job forecast. Marrons 

demographic modelling shows the standard method minimum will only support between 51 and 

111 jobs 2023-2041.  

                                                
1 Page 22, South Staffordshire Publication Plan (Regulation 19), April 2024 
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ix. To support the EDNA’s job forecast and address household formation suppression, Marrons 

demographic modelling shows need of between 6,552 and 7,932 dwellings over the Plan period 

(364 dpa to 441 dpa). 

x. Increasing affordable housing delivery is described as a key priority of the Council in the Draft 

Plan. The Council’s 2022 SHMA determined affordable need to be 67 affordable dpa (adpa, 35% 

affordability threshold), 111 adpa (30% threshold), and 156 adpa (25% threshold). It also 

determined affordable need of 304 dpa if home ownership was the market access point. 

xi. Net affordable delivery has been 67 adpa since 2011/12. Need appears to have been met based 

on a rent affordability threshold of 35%. However need increases to 111 adpa based on a 30% 

affordability ratio and delivery against need would be lacking on this basis. 

xii. A housing waiting list which has increased by 73% since 2014 to 936 households, and the most 

recent monitoring year (2022/23) recording the highest number of households owed a relief duty 

for homelessness, indicates a 35% affordability threshold is too high. 

xiii. South Staffordshire is one of the least affordable local authorities in the West Midlands. Its lower 

quartile affordability ratio in 2022 was the 4th highest in the region at 9.98. This means that the 

cheapest lower quartile market homes cost 9.98x the income of lower quartile  

xiv. This deterioration in affordability has occurred despite the Council delivering their housing 

requirement between 2011 and 2023 indicating the requirement was too low to improve 

affordability, particularly for the lowest earners reflected by the lower quartile affordability. 

xv. Outstanding unmet housing need from the Greater Birmingham & Black Country Housing Market 

Area (GB&BCHMA) is shown in this report to exceed 100,000 homes, despite what is planned in 

the local plans of the HMA authorities. 

xvi. SSC’s Draft Plan aims to contribute 640 homes to the unmet need in the GB&BCHMA, less than 

1% of the need. This is a reduction from SSC’s November 2022 Draft Plan which targeted the 

provision of 4,000 homes and is not considered justified on the basis of the need which Marrons 

have identified. 

xvii. Marrons conclude that SSC’s unconstrained housing need is at least 6,552 to 7,932 dwellings 

over the Plan period (364 dpa to 441 dpa) to meet forecast employment growth in the Council’s 

evidence base. The reintroduction of the 4,000 home contribution unmet need from the 

GB&BCHMA increases this to between 586 and 663 dpa which is considered entirely realistic on 

the basis of the 2021/22 and 2022/23 monitoring years achieving delivery of 530 and 622 

dwellings.
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1. INTRODUCTION AND NATIONAL PLANNING POLICY CONTEXT 
 

1.1 This Housing Need Assessment of South Staffordshire has been prepared by Marrons National 

Socio Economics Team on behalf of Boningdale Homes. 

 
1.2 The assessment is made in response to the public consultation of the South Staffordshire Council 

Publication Plan: A New Development Strategy for South Staffordshire 2023-2041 (Regulation 

19) April 2024 (hereafter referred to as the Draft Plan).  

 
1.3 The objective of the report is to determine whether unconstrained housing need in South 

Staffordshire has been determined by the Council in the Draft Plan’s supporting evidence base, 

and what unconstrained housing need is for the administrative area. 

 
1.4 The policy and guidance which should be considered when assessing the housing need for local 

authorities is set out in the December 2023 National Planning Policy Framework (NPPF) and its 

accompanying Planning Practice Guidance (PPG). 

 

1.5 The PPG’s Housing and Economic Needs Assessment (HENA) section is very clear that the 

assessment of housing need should be unconstrained and undertaken prior to and independently 

from the consideration of constraints and the determination of a housing requirement. It is 

therefore important that full unconstrained housing need is established before the process of 

determining a requirement begins. 

 
1.6 In this section we summarise the policies of the NPPF and PPG which cover the assessment. 

 
National Planning Policy Framework (NPPF, December 2023) 

 

1.7 At paragraph 11, the NPPF states how “Plans and decisions should apply a presumption in favour 

of sustainable development.” 

 
1.8 Paragraph 11 moves on to state “For plan-making this means that strategic policies should, as 

a minimum, provide for objectively assessed needs for housing and other uses, as well as any 

needs that cannot be met within neighbouring areas.” (our emphasis) 

 
1.9 Furthermore paragraph 35 a) states that Local Plans are ‘sound’ if they are “positively prepared”, 

i.e., “providing a strategy which, as a minimum, seeks to meet the area’s objectively assessed 

needs; and is informed by agreements with other authorities, so that unmet need from 

neighbouring areas is accommodated where it is practical to do so and is consistent with 

achieving sustainable development.” (our emphasis) 
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1.10 These policies make it clear that meeting objectively assessed needs is the minimum expectation 

of a Local Plan. 

 
1.11 What this means for housing need is explained in section 5 of the NPPF, ‘Delivering a sufficient 

supply of homes’. 

 
1.12 Under this heading, paragraph 60 of the NPPF states, “The overall aim should be to meet as 

much of an area’s identified housing need as possible, including with an appropriate mix of 

housing types for the local community.” (our emphasis) 

 
1.13 Paragraph 61 moves on to state how the minimum number of homes needed in an area should be 

determined. It states “To determine the minimum number of homes needed, strategic policies 

should be informed by a local housing need assessment, conducted using the standard method in 

national planning guidance.”  

 
1.14 However paragraph 61 moves on to state “The outcome of the standard method is an advisory 

starting-point for establishing a housing requirement for the area. There may be exceptional 

circumstances, including relating to the particular demographic characteristics of an area which 

justify an alternative approach to assessing housing need; in which case the alternative approach 

should also reflect current and future demographic trends and market signals.” (our emphasis) 

 

1.15 Furthermore in respect of neighbouring areas which may not be able to meet their own need, 

paragraph 61 states “In addition to the local housing need figure, any needs that cannot be met 

within neighbouring areas should also be taken into account in establishing the amount of housing 

to be planned for.” (our emphasis) 

 
1.16 It is therefore clear that the assessment of need in any given area should include unmet need from 

neighbouring local authorities if it exists. 

 
1.17 The December 2023 NPPF also introduces the link between economic growth aspirations and 

housing need, paragraph 67 stating “Strategic policy-making authorities should establish a housing 

requirement figure for their whole area, which shows the extent to which their identified housing 

need (and any needs that cannot be met within neighbouring areas) can be met over the plan period. 

The requirement may be higher than the identified housing need if, for example, it includes provision 

for neighbouring areas, or reflects growth ambitions linked to economic development or 

infrastructure investment.” (our emphasis) 

 
1.18 This is also reflected in section 6 of the NPPF, ‘Building a strong, competitive economy’ and 

specifically in paragraph 86 c) which states that planning policies should “seek to address potential 

barriers to investment, such as inadequate infrastructure, services or housing, or a poor 
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environment.” 

 
1.19 These policies relating to housing need are then addressed in more detail in the ‘Housing and 

Economic Needs Assessment’ (HENA) section of the Planning Practice Guidance (PPG) which is 

discussed below. 

 

Planning Practice Guidance (PPG) 
 

1.20 The method by which housing need should be established, and an explanation of the ‘Standard 

Method’ (SM) referred to in the NPPF is set out in detail in the HENA section of PPG (section 

ID2a). 

 
1.21 At the outset the PPG states, “Housing need is an unconstrained assessment of the number of 

homes needed in an area” and goes on to state “Assessing housing need is the first step in the 

process of deciding how many homes need to be planned for. It should be undertaken separately 

from assessing land availability, establishing a housing requirement figure and preparing policies 

to address this such as site allocations. 2 (Our emphasis). 

 
1.22 The PPG is very clear that the assessment of need should be unconstrained and is an entirely 

separate exercise from establishing the housing requirement. 

 

1.23 The PPG then moves on to explain what the SM provides. It states “The standard method uses a 

formula to identify the minimum number of homes expected to be planned for. The standard 

method…identifies a minimum annual housing need figure. It does not produce a housing 

requirement figure.” 3 (Our emphasis).  

 

1.24 This section emphasises how the SM provides the minimum housing need figure and highlights how 

the SM does not produce a housing requirement figure. A separate part of PPG addresses housing 

requirement. 

 

1.25 The PPG also makes a very clear distinction as to the tests which will be applied if local authorities 

seek to justify housing need higher or lower than the SM minimum. 

 

1.26 In respect of a housing need figure lower than the standard method minimum, the PPG states “where 

an alternative approach results in a lower housing need figure than that identified using the standard 

method, the strategic policy-making authority will need to demonstrate, using robust evidence, that 

                                                
2 Paragraph ID:2a-001, PPG, 2019 
3 Paragraph ID:2a-001, PPG, 2019 
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the figure is based on realistic assumptions of demographic growth and that there are exceptional 

local circumstances that justify deviating from the standard method. This will be tested at 

examination.” 4 (Our emphasis).  

 

1.27 In contrast, in terms of establishing housing need which is above the Standard Method, PPG states 

“Where a strategic policy-making authority can show that an alternative approach identifies a need 

higher than using the standard method, and that it adequately reflects current and future 

demographic trends and market signals, the approach can be considered sound as it will have 

exceeded the minimum starting point. 5 (Our emphasis).  

 

1.28 Having established that SM represents minimum need, and that actual housing need may be higher, 

the PPG moves to discuss when it might be appropriate to plan for a higher housing need figure 

than the SM indicates. 

 

1.29 PPG therefore states that “there will be circumstances where it is appropriate to consider whether 

actual housing need is higher than the standard method indicates.” 6 (Our emphasis) 

 

1.30 In discussing these circumstances PPG reiterates how the standard method only represents 

minimum need, stating “The government is committed to ensuring that more homes are built and 

supports ambitious authorities who want to plan for growth. The standard method for assessing local 

housing need provides a minimum starting point in determining the number of homes needed in an 

area. It does not attempt to predict the impact that future government policies, changing economic 

circumstances or other factors might have on demographic behaviour.” 7 (Our emphasis) 

 

1.31 The PPG then moves on to discuss what circumstances might lead to an increase in housing need, 

but confirms at the outset that the circumstances it refers to are not exhaustive and there may be 

other reasons as to why overall housing need exceeds the Standard Method’s minimum calculation: 

 

“Circumstances where this may be appropriate include, but are not limited 
to situations where increases in housing need are likely to exceed past 
trends because of: 
 
• growth strategies for the area that are likely to be deliverable, for example 
where funding is in place to promote and facilitate additional growth (e.g., 
Housing Deals); 
• strategic infrastructure improvements that are likely to drive an increase 
in the homes needed locally; or 

                                                
4 Paragraph ID:2a-015, PPG, 2019 
5 Paragraph ID:2a-015, PPG, 2019 
6 Paragraph ID:2a-010, PPG, 2019 
7 Paragraph ID:2a-010, PPG, 2019 
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• an authority agreeing to take on unmet need from neighbouring 
authorities, as set out in a statement of common ground; 
 
There may, occasionally, also be situations where previous levels of housing 
delivery in an area, or previous assessments of need (such as a recently-
produced Strategic Housing Market Assessment) are significantly greater 
than the outcome from the standard method. Authorities are encouraged to 
make as much use as possible of previously-developed or brownfield land, 
and therefore cities and urban centres, not only those subject to the cities 
and urban centres uplift may strive to plan for more homes. Authorities will 
need to take this into account when considering whether it is appropriate to 
plan for a higher level of need than the standard model suggests.” 8 

1.32 The delivery of much needed affordable housing can also have an impact on the assessment of 

overall need. In this respect the Planning Practice Guidance (PPG) states “An increase in the total 

housing figures included in the plan may need to be considered where it could help deliver the 

required number of affordable homes.” 9 

 
1.33 The PPG also reiterates that this assessment of need is separate to the process of establishing a 

housing requirement, stating that the circumstances which may lead to a higher need figure “will 

need to be assessed prior to, and separate from, considering how much of the overall need can be 

accommodated (and then translated into a housing requirement figure for the strategic policies in 

the plan) 10 (Our emphasis). 

 
Summary 

 

1.34 Therefore, to summarise, both the NPPF and PPG emphasise that the SM determines the minimum 

number of homes needed for each local authority. Consideration must be given to whether other 

circumstances warrant an increase to the minimum need, and in this context and to comply with 

PPG the assessment of need must be unconstrained as explained in PPG. 

 
1.35 Furthermore the PPG emphasises throughout how the assessment of need must be carried out 

separately and prior to the determination of a housing requirement. 

 
1.36 Furthermore, the PPG refers to exceptional circumstances being required to justify housing need 

which is below the Standard Method minimum.  

 
1.37 In contrast the PPG states how a range of circumstances may justify the determination of housing 

need which exceeds the SM minimum, and that an assessment of need which establishes a figure 

                                                
8 Ibid 
9 Paragraph ID2a:024, PPG, 2019 
10 Paragraph ID:2a-010, PPG, 2019 
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which is higher than the SM minimum will be considered sound if it “adequately reflects current and 

future demographic trends and market signals.”  

 
1.38 It is therefore important to consider whether any factors justify an increase in the SM minimum when 

determining housing need, particularly growth related to economic growth ambitions and unmet need 

from neighbouring authorities as referred to in the December 2023 NPPF. 
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2.0 LOCAL PLANNING POLICY 
 

Introduction 
 
2.1 The previous section of this report outlined the national policy and guidance context for determining 

unconstrained housing need in a local authority area.  

 

2.2 This section considers how the proposed planning policies for South Staffordshire Council (WNC) set 

out in the Draft Plan address this national policy and guidance. 

 
2.3 We therefore summarise the relevant sections of the Draft Plan below. 

 

 South Staffordshire Council Publication Plan: A New Development Strategy for South 
Staffordshire 2023-2041 (Regulation 19) April 2024 

 
2.4 The Draft Plan being consulted on is intended to replace the Core Strategy which was adopted in 

2012 and accompanying Site Allocations Document (SAD) which was adopted in 2018 as the Local 

Plan for the district. 

 

2.5 The introduction to the Draft Plan states “The SAD committed us to review our Local Plan to respond 

to the increasing need for development, both within South Staffordshire and in our neighbouring 

authorities, and it helped frame some of the key issues that this Local Plan needs to consider. The 

plan period for this Local Plan will be 2023-2041, although national policy requires the plan to be 

reviewed in whole or part every five years.” 11 

 

2.6 The Draft Plan’s ‘Vision and strategic objectives’ section includes ‘Strategic Objective 2’ which states 

how the Draft Plan will “Meet the housing and employment needs of the district whilst making a 

proportionate contribution towards the unmet needs of Greater Birmingham and Black Country 

Housing Market Area and wider Functional Economic Market Area.” 12 

 

2.7 The importance of the Draft Plan assisting in meeting unmet housing need from the wider housing 

market area is therefore acknowledged. 

 
2.8 In terms of the economy, ‘Strategic Objective 6’ states how the Draft Plan’s vision is to “Develop an 

economic strategy that seeks to retain existing employment and fosters sustainable economic growth, 

encouraging inward investment and job creation in key sectors such as advanced manufacturing and 

                                                
11 Paragraph 1.2, page 2, South Staffordshire Publication Plan (Regulation 19), April 2024 
12 Page 21, South Staffordshire Publication Plan (Regulation 19), April 2024 
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providing the skills to enable residents to access these jobs.” 13 

 

Overall Housing Need 

 

2.9 The Draft Plan outlines the housing target required to achieve these objectives as follows; “The 

government requires that Local Plans cover a 15 year period post adoption of the plan and will cover 

the period 2023-2041. The district’s future housing need is then calculated using the government’s 

standard method. This currently requires the district to deliver a minimum annual average of 227 
dwellings per annum starting from the 2023/24 monitoring year until the end of the plan period 

(2041). This equates to 4086 new homes over the plan period.” 14 

 
2.10 As we have referred to above, the Draft Plan identifies unmet housing needs from the Greater 

Birmingham and Black Country Housing Market Area (GBBCHMA) throughout the Draft Plan, and 

under the ‘Cross boundary Issues and the Duty to Cooperate’ section states “Unmet housing need 

across the GBBCHMA, our own unmet needs for Gypsy and Traveller pitches and unmet employment 

land needs from the Black Country authorities are key cross boundary issue to be considered with 

neighbouring authorities through plan preparation.” 15 

 
2.11 The Draft Plan targets the provision of 640 homes 2023-2041 (36 per annum) towards the 

GBBCHMA’s unmet housing needs. 

 
2.12 Draft Policy DS4: Development Needs subsequently states at point (a) that the council will promote 

the delivery of a minimum of “4,726 homes over the period 2023-2041 to meet the district’s housing 

target, whist providing approximately 10% additional homes to ensure plan flexibility. This housing 

target includes the district’s own housing requirement of 4,086 homes, plus a 640-home contribution 

towards unmet housing needs of the Greater Birmingham and Black Country Housing Market Area.” 16  

 

2.13 However this should be considered in the context of the previous Regulation 19 Publication Plan 

(November 2022) which planned to accommodate 4,000 dwellings of the GBBCHMA’s unmet housing 

needs. 

 
2.14 This significant reduction is based on the Council’s decision to follow “a capacity-led approach 

focusing growth to sustainable non-Green Belt sites and limited Green Belt development in Tier 1 

settlements well served by public transport.” 17    

 

                                                
13 Page 22, South Staffordshire Publication Plan (Regulation 19), April 2024 
14 Paragraph 5.8, page 27, South Staffordshire Publication Plan (Regulation 19), April 2024 
15 Paragraph 3.6, page 11, South Staffordshire Publication Plan (Regulation 19), April 2024 
16 Policy DS4(a), page 46, South Staffordshire Publication Plan (Regulation 19), April 2024 
17 Paragraph 5.14, page 28, South Staffordshire Publication Plan (Regulation 19), April 2024 
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2.15 The decision of the Council to follow this approach is two-fold. The first reason is set out in the Draft 

Plan as follows; “In December 2023 the updated NPPF was published and confirmed that there is no 

requirement for Green Belt boundaries to be reviewed or changed when Local Plans are being 

prepared and that it is within authorities’ gift to choose to review Green Belt boundaries through the 

Local Plan where they feel that exceptional circumstances for doing so exist and these can be fully 

evidenced and justified.” 18 

 
2.16 The second reason stated is “the delay to preparation of the Local Plan means that the Strategic 

Growth Study (2018) on which the previous 4,000 home contribution was based is no longer up to 

date.” 19 

 
2.17 Marrons consider an updated assessment of unmet housing need in the GBBCHMA later in this report. 

 
Affordable Housing 

 

2.18 Paragraph 7.6 of the Draft Plan states “Increasing the provision of affordable housing is a key priority 

of the council, as expressed in the adopted Housing and Homelessness Strategy. South 

Staffordshire’s housing market is characterised by rising house prices, with the average lower quartile 

priced house costing over 9.8 times the average lower quartile income (Hometrack, 2024). This leaves 

home ownership out of reach for many residents, and with private rental prices also increasing, this 

means there is a substantial need for affordable homes throughout the district which must be 

addressed through the council’s affordable housing policy.” 20 (our emphasis) 

 

2.19 The Draft Plan refers to the 2024 Housing Market Assessment in respect of affordable housing, but 

does not set out the need determined by the assessment. We therefore consider affordable housing 

need in more depth later in this report.  

 
Economic Growth and Employment Need 

 
 

2.20 Policy DS4: Development Needs also sets out the employment need which is planned for between 

2023-2041 as follows; “107.45ha of employment land over the period 2023-2041 to ensure that South 

Staffordshire’s identified need for employment land of 62.4ha is met, as well as making available a 

potential contribution of 45.2ha to the unmet employment land needs of the Black Country 

authorities.” 21 

  

2.21 The Policy goes on to state, “18.8ha of West Midlands Interchange will contribute towards South 

                                                
18 Paragraph 5.12, page 28, South Staffordshire Publication Plan (Regulation 19), April 2024 
19 Paragraph 5.12, page 28, South Staffordshire Publication Plan (Regulation 19), April 2024 
20 Paragraph 7.6, page 77, South Staffordshire Publication Plan (Regulation 19), April 2024 
21 Policy DS4(b), page 46, South Staffordshire Publication Plan (Regulation 19), April 2024 
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Staffordshire’s employment land supply with an additional minimum 67ha available towards the unmet 

employment land needs of the Black Country authorities, and which may increase depending on the 

employment land position of other local authorities in the site’s market area. 10ha at WMI will also 

contribute towards Cannock Chase council meeting their employment land needs. The remaining land 

supply of West Midlands Interchange (WMI) will be considered with related authorities through the 

Duty to Co-operate.” 22 

 
2.22 Two of the documents included in the ‘key evidence’ for employment needs are the Economic 

Development Needs Assessment (EDNA) update 2024 and the 2022 EDNA.  

 
2.23 Furthermore, Policy EC1 ‘Sustainable Economic Growth’ confirms South Staffordshire’s commitment 

to the Staffordshire and Stoke Local Enterprise Partnership, listing the Staffordshire and Stoke Local 

Enterprise Partnership: Strategic Economic Plan (2018) as key evidence. The Policy states “The 

council, working in partnership with businesses, Staffordshire County Council, the Staffordshire and 

Stoke Local Enterprise Partnership and other key stakeholders, will support measures to sustain and 

develop the local economy of South Staffordshire and encourage opportunities for inward investment 

and further economic development of the district.” 23 

 

2.24 We consider these documents in more detail in terms of the number of jobs expected to be created 

in South Staffordshire over the Plan period, and how the housing target proposed in the Draft Plan 

aligns with this employment growth. 

 
2.25 This is an important consideration in the context of the NPPF stating how a lack of homes should not 

create a barrier to investment.  

 

 Summary 
 
2.26 This section of our report has summarised the policies of the Draft Plan relating to housing need 

being consulted on by South Staffordshire Council as part of their Draft Plan. 

 

2.27 The Draft Plan has clear priorities to address affordable housing need and provide economic growth 

in line with the Staffordshire and Stoke Local Enterprise Partnership. 

 

2.28 The Draft Plan is underpinned by the housing need calculated using the NPPF’s standard method. 

This provides minimum housing need of 4,086 dpa, 2023-2041. The following sections of this report 

consider whether this represents fully unconstrained housing need for South Staffordshire. 

                                                
22 Policy DS4(b), page 46, South Staffordshire Publication Plan (Regulation 19), April 2024 
23 Policy EC1, page 109, South Staffordshire Publication Plan (Regulation 19), April 2024 
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3.  ECONOMIC GROWTH AND HOUSING NEED  
 

 Introduction 
 

3.1 The 2023 National Planning Policy Framework (NPPF) includes a section titled ‘Building a strong, 

competitive economy’ which states the following in its introduction:  

 
“Planning policies and decisions should help create the conditions in 
which businesses can invest, expand and adapt. Significant weight 
should be placed on the need to support economic growth and 
productivity taking into account both local business needs and wider 
opportunities for development. The approach taken should allow each 
area to build on its strengths, counter any weaknesses and address the 
challenges of the future. This is particularly important where Britain can 
be a global leader in driving innovation, and in areas with high levels of 
productivity, which should be able to capitalise on their performance and 
potential”24 (our emphasis).   

3.2 In this context the NPPF moves on to state “Planning policies should seek to address potential 

barriers to investment, such as inadequate infrastructure, services or housing, or a poor 

environment” 25 (our emphasis).   

 

3.3 An unconstrained assessment of need to establish how many homes would be needed to support 

economic growth aspirations in South Staffordshire is therefore imperative, particularly in the 

context of Policy EC1 ‘Sustainable Development’ of the Draft Plan which states how the Council 

will “sustain and develop the local economy of South Staffordshire and encourage opportunities for 

inward investment and further economic development of the district.” 

 

3.4 In this section we review the key evidence base documents identified in the Draft Plan in terms of 

how they address economic growth and its links to housing need. 

 

 South Staffordshire Draft Plan Evidence Base 
 
 Strategic Housing Market Assessment (SHMA) – 2022 Update and 2024 Partial Update 

 
3.5 The 2022 SHMA (October 2022) was based on the previous Regulation 19 Draft Plan (November 

2022) approach to delivering 4,000 dwellings 2018-2040 for unmet need in the wider Greater 

Birmingham and Black Country Housing Market Area (GBBCHMA), alongside the National Planning 

                                                
24 Paragraph 85, page 24, National Planning Policy Framework, 2023 
25 Paragraph 86c, page 24, National Planning Policy Framework, 2023 
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Policy Framework’s (NPPF’s) calculation of minimum housing need for South Staffordshire District 

(241 dpa). This led to an overall requirement of 9,330 dwellings in the District, 2018-2040 (424 dpa). 

 

3.6 In terms of how this aligned with employment growth, the 2022 SHMA referred to the June 2022 

Economic Development Needs Assessment (EDNA) and its forecast of 4,824 new jobs, 2020-2040.26 

 

3.7 The 2022 SHMA determined that the housing requirement of 9,330 dwellings 2018-2040 would 

generate growth of 6,618 people aged 16-64, and that 4,877 would be economically active. 27 

Furthermore based on commuting patterns the 2022 SHMA concluded only 1,640 working age 

residents would be needed to fill the jobs and there would be a surplus of additional labour force 

locally. 28 

 

3.8 The 2022 SHMA therefore determined that there would be no requirement to exceed 9,330 dwellings 

2018-2040 to support 4,824 new jobs 2020-2040. 

 

3.9 However as we have identified in the previous section of this report the 2024 Draft Plan now being 

consulted on is based on a housing target of 4,726 dpa, approximately half the number of dwellings 

proposed in the November 2022 Draft Plan. 

 

3.10 The 2024 SHMA Partial Update prepared to support the 2024 Draft Plan being consulted on 

determines there would be an increase of only 1,012 people of working age (18-64) between 2023 

and 2041. However there is no consideration of whether this will support projected job growth, based 

either on the previous 2022 EDNA (as done so in the 2022 SHMA), or the 2024 EDNA Update. 

 

3.11 Instead the 2024 SHMA Partial Update states “The Economic Development Needs Assessment 

(EDNA) undertaken for South Staffordshire indicated that the District has a very low level of self-

containment and high gross commuting flows as a proportion of the workforce total, and thus a very 

high commuting ratio. South Staffordshire is within a Functional Economic Market Area with the four 

Black Country areas and so significant cross-boundary flows are to be expected. The additional 

working age people projected to be resident in South Staffordshire are not necessarily likely to work 

in the District (based on current trends). The fact that additional housing does not have a good 

correlation with employment within the District means that providing further additional housing to 

try and achieve a balance with jobs would be inappropriate and would likely perpetuate the 

unsustainable current commuting patterns.” 29 (Our emphasis) 

                                                
26 Paragraph 5.9, page 61, South Staffordshire District Council Strategic Housing Market Assessment – October 2022 
27 Paragraphs 5.10-5.11, pages 61-62, South Staffordshire District Council Strategic Housing Market Assessment – October 2022 
28 Paragraph 5.12, page 62, South Staffordshire District Council Strategic Housing Market Assessment – October 2022 
29 Paragraphs 5.9-5.10, pages 17-18, South Staffordshire Strategic Housing Market Assessment Partial Update – February 2024 
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3.12 Marrons consider that the number of jobs which the revised Draft Plan housing requirement is likely 

to support should be determined, to be consistent with the 2022 SHMA’s approach. Marrons provide 

demographic modelling which determines this later in the report. Furthermore we use the 2011 

Census commuting ratio and maintain it throughout the modelling period to ensure unsustainable 

commuting patterns are not exacerbated. This is a common approach used by a range of consultants 

when undertaking modelling scenarios and we do not agree with the statement of the 2024 SHMA 

set out above which contradicts evidence presented only two years before in the 2022 SHMA. 

 

3.13 Marrons conclude that the 2024 SHMA Update’s approach to employment-led housing need means 

that a full unconstrained assessment of housing need has not been undertaken. 

 

 South Staffordshire Economic Development Needs Assessment (EDNA) – 2022 and 2024 Update 

 

3.14 As we have set out above, the 2022 SHMA considered whether the November 2022 Draft Plan 

housing requirement (9,330 dwellings 2018-2040) would support forecast employment growth from 

the 2022 EDNA (4,824 jobs 2020-2040). 

 

3.15 However the 2024 SHMA Partial Update does not replicate the approach of the 2022 equivalent as 

we have also set out above. 

 

3.16 The 2024 EDNA Update “updates the evidence previously published in the EDNA 2022 by presenting 

an up-to-date position on the employment requirements of South Staffordshire District through to 

2041. This update also reviews South Staffordshire’s potential contribution towards meeting the 

unmet employment land needs of the Black Country authorities.” 30  

 

3.17 The 2024 EDNA Update provides the analysis of employment land need, 2023-2041, which is then 

taken forward in proposed Policy DS4: Development Needs of the Draft Plan. The 2024 EDNA 

concludes as follows, “The requirement for future provision for land and floorspace should provide 

for minimum gross residual objectively assessed needs of 62.4ha for the period 2023-2041” 31  which 

is then repeated in Policy DS4.  

 

3.18 It therefore follows that the employment growth aligned with this objectively assessed need for 

employment land informs an assessment of the housing need required to support the requisite 

labour force growth.  

                                                
30 Paragraph 10.1, page 98, South Staffordshire Economic Development Needs Assessment Update, March 2024 
31 Paragraph 0.61, page 13, South Staffordshire Economic Development Needs Assessment Update, March 2024 
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3.19 The 2024 EDNA acknowledges this as follows; “Planning Practice Guidance continues to provide a 

non-exhaustive list of conditions that may indicate that actual housing need is higher than the 

standard method indicates and can include changing economic circumstances. Ambitions for 

economic development that may support identification of a housing requirement in excess of the 

standard method are also now recognised at Paragraph 67 of the NPPF 2023. Demographically 

derived assessments of current and future local labour supply (labour supply techniques) therefore 

remain relevant to assessing the implications of alternative economic scenarios that should be 

considered as part of market signals that may affect the forecast of future needs.” 32  

 

3.20 In this regard the 2024 EDNA Update concludes as follows; “South Staffordshire’s future 

employment land needs are based on a labour demand Growth Scenario, which was developed 

using the same methodology as set out in the EDNA 2022. This includes an adjustment to account 

for trends in ‘working from home’. The updated Growth Scenario forecast shows an increase of 

5,326 net additional jobs in South Staffordshire over to period 2020 to 2041.” 33 

 

3.21 This level of employment growth represents annual growth of 0.60% per annum 2020-2041. 34 In the 

demographic forecasting section of this report we consider what housing need is in South 

Staffordshire to support this level of employment growth. 

 

 Summary 
 

3.22 In summary, this section has identified how the most recent evidence base document assessing 

housing need (the 2024 SHMA Partial Update) does not assess whether its own conclusion on 

housing need for South Staffordshire (4,086 dwellings 2023-2041), or the need plus provision for 

unmet need from the wider housing market area (4,726 dwellings 2023-2041) will support the 

employment growth (5,326 jobs 2020-2041) determined by the Council’s 2024 EDNA Update. 

 

3.23 This is considered to be inconsistent with the 2022 SHMA Update (undertaken by the same author 

as the 2024 Partial Update) which did consider this issue and concluded how the significantly higher 

housing target proposed in the November 2023 Regulation 19 Local Plan (9,330 dwellings 2018-

2040) would support the employment growth of the 2022 EDNA. 

 

3.24 Marrons therefore consider this issue in the demographic forecasting section of this report. 

. 

 

                                                
32 Paragraph 7.7, page 64, South Staffordshire Economic Development Needs Assessment Update, March 2024 
33 Paragraph 10.2, page 98, South Staffordshire Economic Development Needs Assessment Update, March 2024 
34 Table 19, page 41, South Staffordshire Economic Development Needs Assessment Update, March 2024 
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4.  AFFORDABLE HOUSING NEED  
 

Introduction 
 

4.1 Planning Practice Guidance (PPG) states that “an increase in the total housing figures 

included in the plan may need to be considered where it could help deliver the required 

number of affordable homes.” Local authorities should therefore consider if the minimum 

housing need calculated using the standard method should be increased to 

accommodate more affordable housing. 

 

4.2 Affordable housing need has become acute across the country as the affordability of 

housing has worsened over the past two decades.  

 
4.3 The January 2022 House of Lords report ‘Meeting Housing Demand’ identified “there 

were 1,187,641 households on local authority housing waiting lists in 2021” and “as of 

March 2021, 95,450 families had been placed into temporary accommodation by local 

authorities.”35 

 
4.4 Research for the National Housing Federation (NHF) and Crisis in 2018 identified a 

need for 145,000 new affordable homes per year, of which 90,000 for the next 15 years 

should be for social rent, 30,000 for affordable rent and 25,000 shared ownership 

homes.36 

 
4.5 However to put this into context, only 63,605 new affordable homes were delivered 

across England in the most recent year for which data is available (2022/23), 

approximately 27.1% of all net completions (234,397).  

 
4.6 However this a gross affordable delivery figure and the Government’s statistics show a 

loss of 27,500 affordable dwellings in 2022/23 to demolitions and sales.  

 
4.7 Net affordable completions were therefore only 36,105 (i.e., 15.4% of all net 

completions). 

 
4.8 Furthermore the House of Lords report stated, “There has been a steady decline in 

social rent as a proportion of new supply, from over 75% in 1991/92 to 11% in 2019/20. 

In 50 local authorities, no homes for social rent were built over the five-year period from 

2015/16 to 2019/20” 37 (our emphasis). There is a severe lack of local authority housing 

                                                
35 Paragraph 69, page 36, Meeting housing demand, House of Lords Built Environment Committee, 10 
January 2022 
36 Professor Glen Bramley, Crisis and National Housing Federation Housing supply requirements across 
Great Britain (November 2018) 
37 Paragraph 65, page 33, Meeting housing demand, House of Lords Built Environment Committee, 10 
January 2022 
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as this statement summarises. 

 
4.9 The Department for Levelling Up, Housing and Communities (DLUHC) publishes data 

on social housing lettings in England. In its latest publication, updated on 6 March 2024, 

the department reported that there were 1.29 million households on local authority 

waiting lists as of 31 March 2023. This represented an increase of 73,000 households 

(6 percent) compared to 31 March 2022. It also was the highest number of households 

on the waiting list since 2014 when the conditions for accessing the waiting list were 

changed. 

 
4.10 The NHF also undertook research in late 2023 which concluded that unless politicians 

commit to a long-term plan to fix the housing crisis, an extra 1.7 million households will 

be living in unaffordable homes by 2030 compared with 2020 - an increase of more than 

a third (35%). 

 
4.11 The NHF research also found that by 2030 there will be: 

 
• 600,000 additional households living in unaffordable private rented homes, 

taking the total to 2.2 million; 

• 1 million additional homeowners facing unaffordable mortgage costs, taking the 

total to 1.9 million - more than double current levels; 

• 1.5 million Families will be on the waiting list for social housing, a rise of 350,000 

or almost a third (32%); 

• 150,000 children will be homeless and living in emergency accommodation like 

B&Bs and hostels by 2030 – an increase of 20,000. This is the equivalent of six 

children in every school in England. 38 

 

4.12 In April 2023 the NHF also found that more than 310,000 children were sharing a bed 

with their parents or siblings; and the number of homeless children stuck in temporary 

accommodation reached 130,000 in 2023, the highest number since records began. 39 

 

4.13 In this section of the report we consider the affordable housing position in South 

Staffordshire. 

 

   

  

                                                
38 The housing crisis: what will happen if we don't act? NHF, August 2023 
39 Overcrowding in England, NHF, April 2023 
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Affordable Housing Need in South Staffordshire  
 
4.14 At the outset, Marrons do not advocate that affordable need necessarily be met in full, 

given the judgment of Mr Justice Dove in the Kings Lynn case (High Court Judgment) 40, 

which concluded that neither the NPPF nor the PPG suggest affordable housing need 

must be met in full. 

 

4.15 However as we have stated in the introduction to this section the need should be 

considered in the context of PPG which states “An increase in the total housing figures 

included in the plan may need to be considered where it could help deliver the required 

number of affordable homes” 41  (our emphasis). 

 

4.16 This should be considered in the context of the 2022 South Staffordshire Strategic 

Housing Market Assessment (SHMA) which concludes there to be a net need for 67 

affordable dwellings per annum (adpa) in the District. 42   

 

4.17 However it is important to note how the 2022 SHMA considers this to be the need based 

on an affordability threshold whereby 35% of gross household income is spent on rent. 

The 2022 SHMA reports how affordable housing need increases to 111 adpa based on 

a 30% affordability threshold, and 156 adpa based on 25%.43 

 

4.18 As Table 6.4 of the SHMA indicates however, this is based on rent payable for housing. 

The same table assesses need based on owner-occupation and concludes “If it was 

presumed that home ownership was the market access point, then there would be a 

need for 304 affordable homes per year.” 44 

 

4.19 Affordable housing need is clearly considered imperative in the District, as Paragraph 

7.6 of the Draft Plan states “Increasing the provision of affordable housing is a key 

priority of the council, as expressed in the adopted Housing and Homelessness 

Strategy. South Staffordshire’s housing market is characterised by rising house prices, 

with the average lower quartile priced house costing over 9.8 times the average lower 

quartile income (Hometrack, 2024 

 

  

 

                                                
40 Paragraphs 34-37, pages 10-11, High Court Judgment, Borough Council of Kings Lynn and West Norfolk 
v Secretary of State for Communities and Local Government, ELM Park Holdings Ltd, 09 July 2015 
41 Paragraph: 024 Reference ID: 2a-024-20190220 
42 Paragraph 0.61, page 13, South Staffordshire Economic Development Needs Assessment, 2022 
43 Table 6.4, page 74, South Staffordshire Economic Development Needs Assessment, 2022 
44 Table 6.4 and paragraph 5.33, page 74, South Staffordshire Economic Development Needs Assessment, 
2022 
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Past affordable housing delivery in South Staffordshire 
 
4.20 In this section of the report we have considered affordable housing delivery against the 

affordable housing need set out in the 2022 SHMA.  

 

4.21 As we have set out above the 2022 SHMA determined affordable need of between 67 

and 156 adpa based on 25% - 35% affordability threshold for rent, and 304 adpa based 

on home ownership. 

 

4.22 Table 4.1 sets out gross affordable housing delivery as recorded by the Department for 

Levelling Up, Housing & Communities (DLUHC). 

 

Table 4.1: Gross affordable housing delivery in South Staffordshire 
2011-

12 
2012-

13 
2013-

14 
2014-

15 
2015-

16 
2016-

17 
2017-

18 
2018-

19 
2019-

20 
2020-

21 
2021-

22 
2022-

23  

2011-12 to 
2022-23 

(per annum) 

72 26 29 157 71 69 88 134 85 26 212 156 1,125 
(94) 

Source: DLUHC live table 1008c 

 

4.23 Since 2011/12 there have been 1,125 gross affordable completions, equating to 94 

adpa. The 2022 SHMA considered the 2018-2040 period, and since 2018 the gross 

affordable delivery has been 123 adpa. 

 
4.24 However this is based on gross affordable delivery, and losses to affordable housing 

stock need to be considered to determine what the net delivery has been. 

 
Net Affordable Housing Delivery in South Staffordshire 

 

4.25 To determine whether net affordable delivery is lower than the proportions set out 

above, we have consulted the Department for Levelling Up, Housing and Communities 

(DLUHC) live tables on social housing sales, and specifically the ‘social housing sales 

open data’. This data is set out in Table 4.2 below. 
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 Table 4.2: DLUHC figures on the disposal of social housing stock in South Staffordshire 
Year Demolition LCHO 

Sales 
Other 
Sales 

Other sales to 
sitting tenants 

Right to 
Buy 

Sales to sitting 
tenants 

Grand 
Total 

2011-12 0 0 0 0 0 3 3 
2012-13 22 2 1 0 0 13 38 
2013-14 0 2 6 0 0 13 21 
2014-15 0 5 0 0 0 47 52 
2015-16 42 0 4 0 0 24 70 
2016-17 0 7 0 0 0 12 19 
2017-18 1 3 1 0 0 6 11 
2018-19 0 5 2 0 0 3 10 
2019-20 9 5 0 0 0 45 59 
2020-21 0 8 0 0 0 6 14 
2021-22 0 4 0 0 0 6 10 
2022-23 0 10 2 0 0 6 18 
Total 74 51 16 0 0 184 325 

Source: DLUHC live tables 
 

4.26 Table 4.2 shows that there have been 325 losses to affordable housing stock (local 

authority and private registered providers) since 2011/12.  

 

4.27 This means that despite 1,125 affordable completions in South Staffordshire since 

2011/12, net affordable housing delivery has been 800 affordable dwellings (67 adpa). 

 
4.28 Since 2018/19 net delivery has been 502 affordable dwellings (100 adpa). 

 
4.29 It is also useful to consider what the net affordable housing delivery has been as a 

proportion of all net housing completions of all tenures.  

 
4.30 This analysis shows how 800 net affordable completions represent 23.3% of net 

completions of all tenures between 2011/12 and 2022/23. Since 2018/19 the figure has 

been 26.9%. 

 
Overall Housing Need and Affordable Housing 

 

4.31 The analysis set out above should be considered in the context of the housing targets 

put forward in the Draft Plan. 

 

4.32 As the analysis has shown, net affordable completions have been 23.3% of all delivery 

since 2011/2 and 26.9% since 2018/19.   
 
4.33 If delivery were to continue at this rate, Table 4.3 illustrates unconstrained housing need 

based on delivering affordable need in full based on the need identified against the 25% 

to 35% affordability thresholds in the 2022 SHMA. 
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Table 4.3: Overall housing need in South Staffordshire to meet affordable housing 
need based on past provision 

Affordable Need based on 
affordability threshold of 

rent paid 

Overall Housing Need required 
to meet affordable need in full 

(dwelling per annum) 

67 adpa  
(35% affordability threshold) 

249 – 288 

111 adpa  
(30% affordability threshold) 

413 – 476 

156 adpa 
(25% affordability threshold) 

580 – 670 

Market entry based on owner-occupation 

304 adpa 1,130 – 1,305 
 

4.34 As Table 4.3 illustrates, the overall housing need determined solely for South 

Staffordshire District (227 dwellings per annum) would not deliver affordable housing 

need in full whichever assumptions are assumed. 

 

4.35 This is particularly the case if an affordability threshold of 30% is considered appropriate 

in South Staffordshire, as overall housing need would be between 413 and 476 dpa. 

 
4.36 Need based on a 25% threshold and owner-occupation would result in further increases 

in overall housing need. 

 

4.37 In the context of Planning Practice Guidance which states how “An increase in the total 

housing figures included in the plan may need to be considered where it could help 

deliver the required number of affordable homes” 45 it is considered that South 

Staffordshire should consider whether the housing requirement can be increased beyond 

the standard method minimum assessment of need to deliver more affordable housing 

which is clearly in need and which the Draft Plan lists as a priority over the Plan period. 

 

 Numbers of households on waiting lists 
 
4.38 The number of households on local authority waiting lists can also provide context for 

the affordable need in an area, and we present the data for South Staffordshire in Table 

4.4. 

 
Table 4.4: South Staffordshire housing waiting list 

2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 

541 725 634 653 614 745 621 667 1,029 936 
Source: DLUHC, Live Table 600 

                                                
45 Paragraph: 024 Reference ID: 2a-024-20190220   
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4.39 As Table 4.4 illustrates, the number of households on the Council’s housing register has 

increased quite considerably since changes to waiting list criteria changed in 2013. As 

2014 there were 541 households on the register but this increased by 90% to 1,029 

households in 2022.  

 

4.40 There has been some improvement in the most recent 12-month period, with a reduction 

to 936 households. However this remains a 73% increase since 2014 and emphasises 

how the affordability of the District has deteriorated during the recent past. 

 
 Homelessness 
 
4.41 In respect of homelessness, Table 4.5 sets out the data collected by DLUHC for the last 

five financial years for which data is available. 

 
Table 4.5: Homelessness in South Staffordshire, 2019/19 to 2021/22 

Year 

Number of 
households 

assessed 

Total 
households 
owed a duty 

Threatened with 
homelessness - 

Prevention duty owed 

Homeless 
- Relief 

duty owed 

2022/23 123 123 61 62 

2021/22 55 55 39 16 

2020/21 77 76 42 34 

2019/20 128 128 94 34 

2018/19 128 122 91 31 
Source: DLUHC 

 

4.42 Table 4.5 shows how the number of households assessed for homelessness and 

whether they are owed a prevention or relief duty had fallen quite significantly from 

2019/20 to 2021/22.  

 

4.43 However, 2022/23 has recorded the second highest number of households assessed, 

as well as the second highest being owed a duty. 

 
4.44 Of those households owed a duty, 2022/23 has seen by far the highest number of 

households (62) who have been assessed and are homeless, double the figure of 

2018/19. 

 
Affordable Housing Summary 

 

4.45 In summary, the key points to note from our analysis are as follows: 

 

• The Draft Plan states Increasing the provision of affordable housing is a key 

priority of the council; 

• The Council’s 2022 SHMA determined affordable need to be 67 adpa (35% 
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affordability threshold), 111 adpa (30% threshold), and 156 adpa (25% threshold); 

• Affordable need would 304 adpa if home ownership was the market access point; 

• There has been net delivery of 800 affordable dwellings 2011/12 to 2022/23, or 

502 since the start of the 2022 SHMA’s housing need assessment period (2018-

2040) which was based on the November 2022 Regulation 19 Draft Plan period; 

• Net affordable completions account for 23.3% % of all net housing completions 

2011/12 to 2022/23 and 26.9% 2018/19 to 2022/23; 

• Continuing net affordable delivery at these rates would require overall housing 

need which exceeds the overall housing need for South Staffordshire (227 dpa) 

determined by the 2024 SHMA Partial Update; 

• The housing waiting list has increased by 73% since 2014 to 936 households; 

• The most recent year (2022/23) recorded the highest number of households owed 

a relief duty for homelessness. 

 

4.46 This section has highlighted how overall housing need would have to be increased to 

deliver affordable housing need in full, particularly if an affordability threshold of less 

than 35% were to be applied. 

 

4.47 As we have set out at the beginning of this section we do not advocate that the housing 

requirement be increased to unrealistic levels to meet affordable housing need in full. 

 
4.48 However the evidence in this section suggests that unconstrained housing need (as 

required by PPG) exceeds the standard method minimum need being taken forward in 

the Draft Plan as a housing requirement. 

 
4.49 This should also be considered in the context of the Draft Plan which lists affordable 

housing delivery as a key priority of the Council. 
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5.   AFFORDABILITY ANALYSIS 
 
5.1 As the January 2022 House of Lords report ‘Meeting Housing Demand’ states 

“Affordability has worsened dramatically over the past 20 years: in England the ratio of 

median house prices to median earnings has almost doubled while in London it has 

more than doubled”46 (our emphasis).   

 

5.2 In 1997, the median full-time worker in England could expect to pay about 3.5 times 

their annual earnings to buy a home; this had more than doubled by 2020 to 7.7. Homes 

in the private rented sector have become increasingly unaffordable. In 1980, the 

average working-age family renting privately spent 12% of its income on housing; in 

2020 it spent almost three times this proportion (32%).47 

 

5.3 This trend has resulted in worsening living conditions and increases in overcrowding 

and the number of concealed households (where two or more households are living 

together) across the country. 

 

5.4 Various actions are required to improve affordability, not least boosting supply across 

the country. The House of Lords report includes a statement from the UK Collaborative 

Centre for Housing Evidence which said “It is certainly the case that large, sustained 

increases in housing supply are necessary if the objective is to improve affordability … 

But, even then, it is most unlikely that increases in supply alone could bring house price 

to earnings ratios even close to a value of 4.0.” 48 

 

5.5 Furthermore, the National Planning Policy Framework’s (NPPF) standard method for 

calculating minimum housing need is set in the context of Government’s ambition to 

build 300,000 homes per annum by the mid-2020s. However, the House of Lords report 

includes evidence from Professor Glen Bramley. Professor Bramley’s analysis 

concludes that 340,000 homes per annum would be required to address “future 

household projections, backlog of housing need and scale of homelessness.” 49 This 

indicates a significant increase in need from that determined nationally under the 

standard method. 

 

5.6 Below we consider the affordability position in South Staffordshire. 

                                                
46 Paragraph 1, page 11, Meeting housing demand, House of Lords Built Environment Committee, 10 
January 2022 
47 Paragraph 52, page 29, Meeting housing demand, House of Lords Built Environment Committee, 10 
January 2022 
48 Paragraph 31, page 20, Meeting housing demand, House of Lords Built Environment Committee, 10 
January 2022 
49 Paragraph 30, page 19, Meeting housing demand, House of Lords Built Environment Committee, 10 
January 2022 
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Housing delivery and affordability 
 
5.7 The correlation between net completions and the affordability of housing in South 

Staffordshire reveals an important pattern, which is summarised below. 
 

5.8 The lower quartile and median affordability ratios are published every 12 months by the 

Office for National Statistics (ONS) and the median ratio is used to calculate the 

National Planning Policy Framework’s (NPPF) standard method of minimum housing 

need.  
 

5.9 Figure 5.1 presents the change in the lower quartile and median affordability ratios for 

South Staffordshire since 2011/12, against the housing requirement of the adopted 

South Staffordshire Core Strategy (up to 2017) and the NPPF’s standard method for 

calculating minimum housing need (2018 onwards). Net overall housing completions 

are also included to measure performance against the requirement/need. 
 
Figure 5.1: Median affordability ratio and housing completions in South Staffordshire 

 
Sources: ONS, South Staffordshire Annual Monitoring Reports 

 

5.10 Figure 5.1 illustrates how the median affordability ratio has risen from 7.88 in 2012 to 

8.63 in 2023 (10% increase), whereas the lower quartile affordability ratio has risen 

from 8.39 to 9.98 over the same period (19% increase).  

 

5.11 These increases have occurred despite the Council’s delivery remaining marginally 

ahead of the requirement/need up to 2021, and significantly exceeding need in 2022 
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and 2023. 

 
5.12 This indicates that this excess delivery above and beyond the need/requirement has 

failed to alleviate affordability issues in the District. Indeed, the 19% increase in the 

lower quartile ratio means South Staffordshire has experienced the 14th highest 

increase of 30 local authorities in the West Midlands. 

 
5.13 The 2022 lower quartile ratio of 9.98 was the 4th highest ratio of the 30 authorities in 

the West Midlands, and significantly higher than the West Midlands average (7.05) and 

the England average (7.37). 

 

5.14 The lower quartile ratio concerns those properties which are the most reasonable. The 

fact that residents on a lower quartile income would need 9.98x their income to afford 

a lower quartile priced home emphasises the affordability challenges faced by those 

who are most vulnerable in South Staffordshire. 

 

House Prices in South Staffordshire  

 
5.15 The increase in house prices across the country over the recent past has been 

significant. South Staffordshire has experienced a 51% increase in median house prices 

since 2011/12. We have compared this with the figures for the other authorities which 

share a boundary with South Staffordshire (see Figure 5.2).  

 
Figure 5.2: Median House Price Change 2012-2023 

 
Source: ONS 2023 Median Affordability Ratios, 25 March 2024 
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5.16 This analysis shows how the increase of 58% in South Staffordshire has been higher 

than Shropshire (56%) and Stafford (57%), but lower than Cannock Chase (70%), Wyre 

Forest (62%), Dudley (68%), Walsall (64%), and Wolverhampton (74%) albeit some of 

these are broadly comparable with South Staffordshire. 

 

5.17 However as of 2023 South Staffordshire’s median house price is the highest of all eight 

local authorities at £277,250 and the only authority to have experienced an increase of 

£100,000 or more since 2012. 

 
5.18 Table 5.3 (below) presents the lower quartile house price change over the 2012-2022 

period (2023 is not yet available). 

 

Figure 5.3: Lower Quartile House Price Change 2012-2022 

 
Source: ONS 2022 Lower Quartile Affordability Ratios, March 2023 

 

5.19 This analysis shows how the increase of 54% in South Staffordshire has been higher 

than Shropshire (43%), Stafford (46%), and Wyre Forest (45%, but lower than Cannock 

Chase (65%), Dudley (60%), Walsall (73%), and Wolverhampton (71%). 

 

5.20 However similarly to the median house price, South Staffordshire’s lower quartile house 

price is the highest as of 2022 at £207,500, and also experienced the highest absolute 

increase (£72,500) over the period analysed. 
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Summary 
 

 
5.21 In summary the key points to note from this section are as follows: 

 

• The lower quartile affordability ratio has risen in excess of the West Midlands 

average since 2012, and is the 4th highest in the West Midlands as of 2022; 

• The median and lower quartile affordability ratios have risen over the 2012-2023 

and 2012-2022 periods despite housing delivery exceeding Plan/need targets 

over the same period; 

• Median and lower quartile house prices are higher in South Staffordshire than in 

any of the seven neighbouring authorities; 

• The increase in lower quartile house price has exceeded £100,000 in South 

Staffordshire 2012-2022; the only authority of the eight analysed to increase by 

this much; 

• South Staffordshire’s median and lower quartile house prices are the highest of 

those eight authorities analysed. 

 

5.22 This analysis shows South Staffordshire has acute affordability issues indicating a 

need for new housing to drive down prices and make housing more affordable for all.  

This is particularly acute in the lower quartile house price banding, those market 

properties which are supposed to be the cheapest and most accessible to prospective 

buyers.
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6. DEMOGRAPHIC FORECASTING SCENARIOS 
 

 Introduction  
 

6.1 As we have set out in the previous section of this report, Marrons consider that further 

demographic forecasting scenarios are required to provide an assessment of all possible 

scenarios of unconstrained housing need for South Staffordshire.  

 

6.2 The Planning Practice Guidance (PPG) is clear that the assessment of need must be 

unconstrained and that unconstrained need must be determined before and separately 

from constraints then being considered to arrive at a housing requirement. 

 

6.3 This section therefore sets out our approach to demographic modelling and the 

assumptions we have used. 

 

 PopGroup Demographic Forecasting Model 
 

6.4 Marrons have used the PopGroup demographic forecasting model to undertake a 

number of scenarios for growth in South Staffordshire. This includes using a number of 

assumptions as set out below: 

 

• Migration, fertility, and mortality rates from the 2018-based ONS SNPP principal 

projection; 

• A population base year of the 2022-based ONS Mid-Year Population Estimates; 

• Office for Budget Responsibility (OBR) economic activity rate projections (2018-

based); 

• 2011 Census commuting ratio (in line with the 2024 EDNA Update which states 

how the 2021 data is too volatile owing to the Covid-19 pandemic’s influence on 

working practices); 

• Unemployment (2.9%) taken from the Council’s 2024 South Staffordshire 

Economic Development Needs Assessment (EDNA) Update; 

• Double jobbing (5%) taken from the Council’s 2024 EDNA Update. 

 

6.5 Notwithstanding the Draft Plan period starting in 2023, we have used 2020 as the base 

year of our modelling scenarios due to 2020 being the year from which employment 

growth is forecast in the 2024 EDNA Update. This also provides us with the same starting 

population for our scenarios. 

 

6.6 Household Formation Rates (HFRs) also have to be added into the model by gender and 

five-year age group. The household formation rates published since the 2008-based 
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series are widely regarded to build in suppression in household formation in younger 

age groups due to worsening affordability since 2001. 

 

6.7 In this context we have used the following approaches to household formation rates in 

our modelling scenarios. 

 

1. 2014 HFRs all ages – no adjustment to the HFRs used in the NPPF’s standard 

method, i.e. with suppression built in; 

2. 2014 HFRs (50% return) – 50% return to 2008-based HFRs over a 10-year 

period from 2023 in the 25-44 age groups. All other age groups as published in 

the 2014 HFRs; 

3. 2014 HFRs (constant) – where the projected HFRs decline from 2023 onwards 

in the 25-44 age groups, we have kept them constant at 2023 levels; 

4. 2014 HFRs (return to 2001 rates) – in this scenario we have returned the HFRs 

to 2001 levels (i.e., before the affordability of housing began to deteriorate 

rapidly) over a 10-year period in the 25-44 age group starting in 2023. We note 

how the 2024 SHMA Partial Update uses a similar approach in disaggregating 

the housing need to housing types.50 

 

Scenarios tested 
 

6.8 In the context of previous analysis set out in this report, our scenarios test what housing 

need might be for South Staffordshire based on two different economic growth scenarios 

as follows: 

 

1. Dwelling-led scenario: based on the 2024 Draft Plan’s housing requirement for 

South Staffordshire, i.e., 4,086 dwellings 2023-2041 (227 dwellings per annum). Mid-

year population estimates recorded by the Office for National Statistics are used for 

2020, 2021, and 2022 before the model is constrained to 227 dpa; 

 

2. Employment-led scenario: based on growth of 5,326 net additional jobs as set out 

in the 2024 EDNA Update, adjusted for 5% double jobbing to 5,060 net additional 

jobs (241 jobs per annum). 

 
 
 
 
 
 

                                                
50 Page 16, Strategic Housing Market Assessment Partial Update – February 2024 
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Scenario results 
 

6.9 The results of our scenarios are summarised in Tables 6.1 and 6.2 below: 

 

 Table 6.1: PopGroup scenario results – Dwelling-led (227 dpa 2023-2041) 

Household Formation  
sensitivity 

Population Growth 
(per annum) 

Jobs Supported  
(per annum) 

2014 HFRs all ages 
8,897 
(494) 

2,650 
(147) 

2014 HFRs constant 
7,887 
(438) 

2,283 
(127) 

2014 HFRs 50% return 
7,057 
(392) 

1,994 
(111) 

2014 HFRs 2001 return 
4,042 
(225) 

920 
(51) 

 

 Table 6.2: PopGroup scenario results – Economic-led (5,326 jobs 2020-2041) 

Household Formation  
sensitivity 

Population Growth 
(per annum) 

Housing Need 
(per annum) 

2014 HFRs all ages 

13,143 
(730) 

5,753 
(320) 

2014 HFRs constant 
6,177 
(343) 

2014 HFRs 50% return 
6,552 
(364) 

2014 HFRs 2001 return 
7,932 
(441) 

 

6.10 Table 6.1 illustrates how the housing need determined by the Council for South 

Staffordshire (4,086 dwellings 2023-2041) would fail to support the 2024 EDNA’s 

conclusion of future employment growth in the District (5,326 jobs 2020-2041, or 227 

jobs per annum 2023-2041). 

 

6.11 Furthermore the highest level of employment growth supported by the Council’s 

assessment of need (147 jobs per annum 2023-2041) is predicated on the application 

of 2014 household formation rates which are accepted to build in household formation 

suppression in the 25-44 age group. 

 

6.12 Assuming some recovery in household formation in the 25-44 age group would support 

less job growth (as low as 51 jobs per annum 2023-2041). 
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6.13 Table 6.2 illustrates how housing need would increase to a minimum of 5,753 dwellings, 

2023-2041 (320 per annum) to support the 2024 EDNA job growth, albeit this would 

assume continued household formation suppression in the 25-44 age group. 

 

6.14 The second scenario in Table 6.2 assumes that household formation will remain at the 

suppressed 2014-based rates in 2023 but won’t deteriorate any further in the 25-44 age 

group. This would lead to higher need of 6,177 dwellings (343 per annum). 

 

6.15 However some recovery in household formation in the latter two scenarios of Table 6.2 

show there would be need of between 6,552 (364 per annum) and 7,932 (441 per annum) 

dwellings 2023-2041. 

 

 Evaluation of the results 
 

6.16 Paragraph 67 of the National Planning Policy Framework (NPPF, December 2023) states 

“Strategic policy-making authorities should establish a housing requirement figure for 

their whole area, which shows the extent to which their identified housing need (and any 

needs that cannot be met within neighbouring areas) can be met over the plan period. 

The requirement may be higher than the identified housing need if, for example, it 

includes provision for neighbouring areas, or reflects growth ambitions linked to 

economic development or infrastructure investment.” (our emphasis) 

 

6.17 As we have summarised earlier in this report, strategic objective 6 of the Draft Plan is 

to “Develop an economic strategy that seeks to retain existing employment and fosters 

sustainable economic growth, encouraging inward investment and job creation in key 

sectors such as advanced manufacturing and providing the skills to enable residents to 

access these jobs” 51 and support the aspirations of the Staffordshire and Stoke Local 

Enterprise Partnership. 

 

6.18 In this context Marrons view is that housing need is between 5,753 and 7,932 dwellings 

2023-2041 in order to support the Council’s own forecast of employment growth (227 

jobs per annum). Assuming some recovery in household formation reduces this range 

to between 6,552 (364 per annum) and 7,932 (441 per annum) dwellings 2023-2041. 

 

6.19 To support this further, the Housing and Economic Development Needs Assessment 

(HEDNA) section of Planning Practice Guidance (PPG) sets out circumstances where 

housing need might exceed the standard method minimum. 

 

                                                
51 Page 22, South Staffordshire Publication Plan (Regulation 19), April 2024 
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6.20 Amongst other reasons as to why it may be higher than the minimum, PPG states one 

reason could be where “growth strategies for the area are likely to be deliverable, for 

example where funding is in place to promote and facilitate additional growth (e.g. 

Housing Deals)”. 52 

 

6.21 The PPG also states “There may, occasionally, also be situations where previous levels 

of housing delivery in an area, or previous assessments of need (such as a recently-

produced Strategic Housing Market Assessment) are significantly greater than the 

outcome from the standard method. Authorities will need to take this into account when 

considering whether it is appropriate to plan for a higher level of need than the standard 

model suggests.” 53 (our emphasis) 

 

6.22 In this context, net housing delivery across South Staffordshire was 622 in 2022/23 and 

530 dwellings in 2021/22. This illustrates how the economic-led need we have 

determined in this section of our report is entirely realistic for the Council to deliver. 

 

6.23 In this context Marrons view is that housing need is between 6,552 (364 per annum) and 

7,932 (441 per annum) dwellings 2023-2041 to support forecast job growth whilst 

addressing household formation suppression. 

 

 

                                                
52 Paragraph: 010 Reference ID: 2a-010-20201216, Planning Practice Guidance, 16 December 2020 
53 Paragraph: 010 Reference ID: 2a-010-20201216, Planning Practice Guidance, 16 December 2020 
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7.   UNMET HOUSING NEED IN THE GREATER BIRMINGHAM AND BLACK 
COUNTRY HOUSING MARKET AREA 

 
7.1 Unmet housing need from the Greater Birmingham and Black Country Housing Market 

Area (GB&BCHMA) and how it may be delivered has been an ongoing issue for several 

years now, and it remains pertinent now. 

 

7.2 It has long been established that Birmingham City Council (BCC) and the Black Country 

authorities have been unable to meet their housing needs due to restrictive amounts of 

land in their mainly urban boundaries, and that surrounding local authorities would need 

to collaborate to deliver these unmet needs. 

 

7.3 South Staffordshire Council (SSC) is part of the GB&BCHMA and acknowledges its role 

in delivering some of the unmet need. The Regulation 19 Draft Local Plan currently 

being consulted on therefore commits to delivering 640 dwellings of the HMA’s unmet 

need. This is a reduction from a contribution of 4,000 dwellings in previous iterations of 

the emerging Local Plan. 

 

7.4 In this section we consider what the unmet need for the HMA currently is, and whether 

this indicates that SSC should be planning to deliver more than the 640 dwellings 

indicated in the Draft Plan. 

 
South Staffordshire’s proposed contribution to the GB&BCHMA’s unmet need 
 

7.5 The November 2022 iteration of the SSC Draft Plan proposed the delivery of 4,000 

dwellings towards the GB&BCHMA’s unmet housing need. This has been significantly 

reduced to 640 dwellings in the 2024 Draft Plan being consulted on. 

 

7.6 The Council’s reasoning for this is two-fold as follows: 

 

1. “In December 2023 the updated NPPF was published and confirmed that there is no 

requirement for Green Belt boundaries to be reviewed or changed when Local Plans 

are being prepared and that it is within authorities’ gift to choose to review Green 

Belt boundaries through the Local Plan where they feel that exceptional 

circumstances for doing so exist and these can be fully evidenced and justified.” 

2. “The delay to preparation of the Local Plan means that the Strategic Growth Study 

(2018) on which the previous 4,000 home contribution was based is no longer up to 

date. Proposals for updated evidence considering the housing market area shortfalls 

and potential growth locations are currently in discussion across the West Midlands 

Development Needs Group and South Staffordshire is committed to participating in 
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updating the evidence base and considering its findings through future plan-

making.” 54  

 

7.7 The Council have therefore applied a strategic approach listed as follows in their 

‘Spatial Housing Strategy Topic Paper’ (April 2024): 

 

• Meet the District’s own housing needs only, through sustainable non-Green Belt 

development and limited Green Belt development only to meet existing critical 

infrastructure needs; 

• Meet the District’s own needs and provide a limited contribution towards the 

unmet needs of the GBBCHMA, through sustainable non-Green Belt 

development and limited Green Belt development in Tier 1 settlements well-

served by public transport. 55 

 

7.8 The Council therefore describe the approach as follows: “the overall level of growth is 

determined by the capacity of the suitable sites that align with the strategic approaches 

outlined.” 56   

 
The extent of unmet housing need in the GB&BCHMA 

 
7.9 When the BCC Local Plan was adopted in 2017, it stated that its unmet housing need 

equated to 37,900 homes between 2011 and 2031. In late 2022 BCC formally 

commenced the review of its plan and estimated a shortfall of 78,415 homes (2022-

2042) in its Issues and Options document based on the Standard Method calculation of 

minimum housing need. 

 

7.10 Furthermore, although progress on a joint Local Plan for the Black Country local 

authorities has now ceased, a Regulation 18 Draft Black Country Plan (2021) estimated 

a shortfall of 28,239 homes (2018-2039) based on the Standard Method’s minimum 

housing need. 

 

7.11 This indicates an unmet need of 106,654 dwellings in the HMA before contributions of 

other local authorities are taken account of. This means that SSC’s contribution is now 

only 0.6% of the unmet need. 

 

7.12 The most recent ‘Greater Birmingham and Black Country Housing Market Area 

(GB&BCHMA) Position Statement Addendum, April 2023’ stated that contributions from 

HMA authorities amount to 18,181 dwellings in total. This leaves a significant shortfall 

                                                
54 Paragraph 5.12, page 28, South Staffordshire Publication Plan, April 2024 
55 Paragraph 2.6, Spatial Housing Strategy Topic Paper, April 2024 
56 Paragraph 2.7, Spatial Housing Strategy Topic Paper, April 2024 



 
 
 
 

Unmet Housing Need in the Greater Birmingham and Black Country Housing Market Area 

 
      35                                     May 2024 

of nearly 90,000 dwellings in unmet need up to circa 2040 in the HMA which the HMA 

local authorities should be helping to deliver. 

 

7.13 In the context of the above, Marrons have undertaken their own analysis of unmet need 

for the 2020-2031 and 2031-2042 periods, as set out in Tables 7.1 and 7.2 below. 

 

7.14 Our approach is based on a pro-rata calculation of the provision which the GB&BCHMA 

authorities plan to provide for the unmet need identified by Birmingham City Council 

and the Black Country authorities, over the respective local authorities Plan periods.  

 

7.15 For example South Staffordshire intend to provide 640 dwellings towards the unmet 

need. Their proposed Plan period is 18 years, so 640/18=36 dwellings per annum. The 

Plan starts in 2023, and 2023-2031 is 8 years, so 36x8=288 dwellings towards the unmet 

need up to 2031. 

 

Table 7.1: Unmet need in the Greater Birmingham and Black Country Housing Market Area to 2031 

GB&BCHMA 
Local 
authorities 

Plan  
period 

Standard 
Method 

Need per 
annum 

Local Plan  
Housing 

Requirement/ 
Capacity per 

annum 

Total unmet 
housing 

need over 
Plan period 

 

Pro rata 
unmet 

need to 
2031 

Pro rata 
delivery 
of unmet 
need to 

2031 

Remaining 
unmet  

Need to 
2031 

Birmingham 2020-2042 7,174 3,221 -86,966 43,483 - 

Bromsgrove 2023-2040 386 398 - - - 

Cannock 2018-2040 248 287 - - 295 

Lichfield 2018-2040 289 319 - - 1,575 

Redditch 2011-2030 143 337 - - - 

Solihull 2020-2036 866 938 - - 1,447 

Tamworth 2022-2043 123 141 - - - 
North  
Warwickshire 2014-2033 163 436 - - 4,009 

Stratford-on- 
Avon 2011-2031 553 730 - - 3,250 

Dudley 2023-2041 657 604 -954 479 - 

Sandwell 2022-2041 1,550 588 -18,278 8,373 - 

Walsall n/a 906 907 - - - 

Wolverhampton 2022-2042 1,096 486 -12,200 5,395 - 

South Staffs 2023-2041 227 263 - - 288 
OTHER AUTHORITIES    
Shropshire 2018-2036 n/a n/a n/a  - 1,083 
TOTAL  14,381 9,655 118,398 58,055 11,947 46,108 

  N.B. Lichfield Borough Council’s contribution is under review through their emerging Local Plan. In the event that their 
contribution is removed the remaining unmet need would increase to 47,683 dwellings to 2031. 

 

7.16 Table 7.1 illustrates how there would be a remaining unmet need of 46,108 dwellings in 

the GB&BCHMA up to 2031 if the local authorities planning to deliver some of the 

GB&BCHMA’s unmet need do so on a pro rata basis. 

 



 
 
 
 

Unmet Housing Need in the Greater Birmingham and Black Country Housing Market Area 

 
      36                                     May 2024 

7.17 Table 7.2 takes the same approach as Table 7.1 but looks further forward from 2031 to 

2042, this being the final year of the emerging Birmingham Local Plan. 

 

Table 5.2: Unmet need in the Greater Birmingham and Black Country Housing Market Area 2031-2042 

GB&BCHMA 
Local 
authorities 

Plan  
period 

Standard 
Method 

Need per 
annum 

Local Plan  
Housing 

Requirement/ 
Capacity per 

annum 

Total unmet 
housing 

need over 
Plan period 

 

Pro rata 
unmet 

need to 
2031 

Pro rata 
delivery 
of unmet 
need to 

2031 

Remaining 
unmet  
Need 

2031-2042 

Birmingham 2020-2042 7,070 3,221 -86,966 41,789 - 

Bromsgrove 2023-2040 398 398 - - - 

Cannock 2018-2040 252 287 - - 207 

Lichfield 2018-2040 310 319 - - 1,385 

Redditch 2011-2030 149 337 - - - 

Solihull 2020-2036 797 938 - - 658 

Tamworth 2022-2043 122 141 - - - 
North  
Warwickshire 2014-2033 165 436 - - 464 

Stratford-on- 
Avon 2011-2031 555 730 - - - 

Dudley 2023-2041 652 604 -954 599 - 

Sandwell 2022-2041 1,566 588 -18,278 10,233 - 

Walsall n/a 907 907 - - - 

Wolverhampton 2022-2042 1,083 486 -12,200 6,593 - 

South Staffs 2022-2039 227 535 - - 356 
OTHER AUTHORITIES    
Shropshire 2018-2036 n/a n/a n/a  - 417 
TOTAL  14,253 9,020 118,398 59,123 3,487 55,636 

  N.B. Lichfield Borough Council’s contribution is under review through their emerging Local Plan. In the event that their contribution is 
removed the remaining unmet need would increase to 57,021 dwellings 2031-2042.  

 

7.18 Our calculations in Table 7.2 indicate that at present, there would be an unmet need of 

55,636 dwellings, 2031-2042. 

 

7.19 This means that between 2020 and 2042 we have calculated there to be outstanding 

unmet need of 101,744 dwellings in the GB&BCHMA after the provision in emerging and 

existing Local Plans are taken account of. 

 

7.20 As a constituent member of the GB&BCHMA it is questionable as to whether the 640 

dwellings to meet unmet need proposed by SSC is adequate in the context of 

outstanding unmet need being circa 100,000 homes over the next 20 years. 

 

7.21 In this context the Spatial Housing Strategy Topic Paper (April 2024) prepared to 

support the 2024 Draft Plan includes nine spatial housing strategies including the 

delivery of either 640 dwellings, 2,398 dwellings, or 4,000 dwellings as a contribution 

to the GB&BCHMA’s unmet housing need. The analysis set out in this section justifies 

the provision of at least 4,000 dwellings to the unmet need, which would represent 3.9% 
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of all unmet need to 2031. At present the proposed contribution would represent 0.6% 

of the unmet need. 

 

Summary 
 

7.22 In summary, SSC has a responsibility to assist in addressing significant unmet housing 

need from the GB&BCHMA alongside the other local authorities of the HMA and this 

should come into the consideration of unconstrained housing need in line with PPG.  

 

7.23 It is questionable whether a contribution of 640 dwellings to the significant unmet need 

we have identified is satisfactory. As we have summarised, we consider the outstanding 

unmet need beyond the provision of existing/emerging Local Plans is approximately 

101,000 homes over 22 years although this will increase further if Lichfield Council 

remove their contribution through their emerging Plan. 

 

7.24 The contribution of 4,000 dwellings set out in the November 2022 Draft Plan for South 

Staffordshire remains justified and Marrons consider this should be the minimum 

contribution considered. 

 

7.25 A housing need formed of a 4,000 dwelling contribution to the GB&BCHMA, plus the 

6,552 to 7,932 dwellings Marrons have determined to constitute economic-led housing 

need would equate to between 586 and 663 dwellings per annum over the Plan period. 

 

7.26 This is considered realistic in the context of the Council delivering 622 net completions 

in 2022/23.   
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8.  SUMMARY AND CONCLUSIONS 
 

8.1 This report has considered the assessment of unconstrained housing need for South 

Staffordshire Council, in the context of Planning Practice Guidance (PPG) which states 

how the assessment of housing need should be unconstrained and could exceed the 

National Planning Policy Framework’s (NPPF) standard method calculation of minimum 

housing need for a variety of reasons. 

 

8.2 The assessment of housing need has been prepared to support representations to the 

South Staffordshire Council Publication Plan: A New Development Strategy for South 

Staffordshire 2023-2041 (Regulation 19) April 2024 (hereafter referred to as the Draft 

Plan). 

 

8.3 The Draft Plan carries forward the Council’s Strategic Housing Market Assessment 

Partial Update’s (February 2024 SHMA) conclusion that housing need is 4,086 dwellings 

2023-2041 for South Staffordshire, into the housing requirement of the Draft Plan. In 

addition the Draft Plan allocates an additional 640 dwellings for unmet housing need 

from the Greater Birmingham & Black Country Housing Market Area (GB&BCHMA). 

 

 Housing need and employment growth 
 

8.4 Marrons analysis shows there to be a higher level of housing need in South Staffordshire 

if homes and jobs are to balance. 

 

8.5 The Council’s South Staffordshire Economic Development Needs Assessment Update 

(March 2024) forecasts an increase of 5,326 new jobs 2020-2041. However the 

February 2024 SHMA does not determine how many homes would be required to 

support this job growth, despite doing so in the 2022 SHMA which underpinned the 2022 

version of the Draft Plan. 

 

8.6 Marrons have therefore used demographic forecasting software to determine that the 

housing need determined by the Council (4,086 dwellings 2023-2041) will only serve to 

support between 51 and 111 jobs 2023-2041. This is based on some recovery to 

household formation suppression over the next decade. 

 

8.7 Having established the Council’s housing need will not support the Council’s forecast 

job growth, we have determined there to be a need for between 364 and 441 dwellings 

per annum (dpa) to do so. This also assumes some recovery from suppressed 

household formation. 
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8.8 In the context of the Council delivering 530 and 622 net dpa in the past two monitoring 

years we consider this to be realistic. 

 

 Affordable housing need 
 
8.8 The Draft Plan states that “Increasing the provision of affordable housing is a key 

priority of the council”. 

 

8.9 The Council’s 2022 SHMA determined affordable need to be 67 affordable dpa (adpa, 

35% affordability threshold), 111 adpa (30% threshold), and 156 adpa (25% threshold). 

It also determined that affordable need would be 304 dpa if home ownership was the 

market access point. 

 
8.10 There has been net delivery of 800 affordable dwellings 2011/12 to 2022/23, or 502 

since the start of the 2022 SHMA’s housing need assessment period (2018-2040) which 

was based on the November 2022 Regulation 19 Draft Plan period. 

 
8.11 Net affordable completions therefore account for 23.3% % of all net housing completions 

2011/12 to 2022/23 and 26.9% 2018/19 to 2022/23. Continuing net affordable delivery 

at these rates would require overall housing need which exceeds the overall housing 

need for South Staffordshire (227 dpa) determined by the 2024 SHMA Partial Update if 

affordable need were to be met in full.  

 
8.12 The need for affordable housing is emphasised by the housing waiting list which has 

increased by 73% since 2014 to 936 households. In addition the most recent year 

(2022/23) recorded the highest number of households owed a relief duty for 

homelessness. 

 
8.13 The PPG states “an increase in the total housing figures included in the plan may need 

to be considered where it could help deliver the required number of affordable homes” 

and in the context of need and delivery set out above the Council should explore all 

options to deliver more than the standard method minimum it is promoting through the 

Draft Plan in order to deliver much needed affordable housing. 
 

Market signals (affordability) 
 

8.14 The affordability situation in South Staffordshire excludes many people from accessing 

the housing market, leading to the demand for affordable housing summarised above. 

 

8.15 This is perhaps best represented by the lower quartile affordability ratio which has risen 

in excess of the West Midlands average since 2012, and is the 4th highest ratio of 30 

local authorities in the West Midlands as of 2022. This means the most reasonable of 
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market housing is particularly unaffordable in South Staffordshire compared with other 

authorities in the region. 

 
8.16 It is important to note how the median and lower quartile affordability ratios have risen 

over the 2012-2023 (median) and 2012-2022 (lower quartile) periods despite housing 

delivery exceeding Plan/need targets over the same period. 

 
8.17 In the context of authorities with which it shares a boundary with, median and lower 

quartile house prices are higher in South Staffordshire than in any of the seven 

neighbouring authorities Furthermore the increase in lower quartile house price has 

exceeded £100,000 in South Staffordshire 2012-2022; the only authority of the eight 

analysed to increase by this much. In addition South Staffordshire’s median and lower 

quartile house prices are the highest of those eight authorities analysed. 

 
Unmet need in the Greater Birmingham and Black Country Housing Market Area 

 
8.18 Our analysis shows there to be an outstanding need of over 100,000 homes in the 

Greater Birmingham & Black Country Housing Market Area (GB&BCHMA) against 

minimum housing need, notwithstanding what is allocated by the HMA authorities to 

contribute to the unmet need. 

 

8.19 South Staffordshire’s decision to reduce their contribution to unmet need from 4,000 

dwellings to only 640 dwellings is not considered to be justified on this basis. 

 

Overall conclusions and way forward 
 

8.20 Marrons consider that the evidence set out in this report provides robust analysis 

showing that unconstrained housing need in South Staffordshire exceeds the NPPF’s 

standard method minimum. 

 

8.21 Marrons conclude that unconstrained housing need for South Staffordshire is at least 

6,552 to 7,932 dwellings over the Plan period (364 dpa to 441 dpa) to meet forecast 

employment growth in the Council’s evidence base. 

 
8.22 This is considered entirely realistic in the context of 530 and 622 net dwelling 

completions in the past two monitoring years.  

 
8.23 An allowance for unmet need from the GB&BCHMA should also be added, and the 

analysis we have provided of the extent of unmet need indicates that the previous draft 

Plan allocation of 4,000 homes to this unmet need is justified. This would increase 

overall need to between 586 and 663 dpa which remains realistic in the context of the 

net completions previously referred to. 
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Re: Representation to consultation on the South Staffordshire District Local Plan  

Regulation 19  

Date: May 2024 

Subject:  Potential Development Application at Codsall, South Staffordshire 

Client: Boningale Homes 

  

1.0 Background 

This Highways Technical Note has been prepared on behalf of our client Boningale Homes who has 

a specific interest in land to the southwest of Codsall. In particular, this interest relates to the 

opportunity to deliver sustainable development at this location whilst offering wider benefits from a 

highways and transportation perspective. 

2.0 Existing Capacity Constraints 

As part of the South Staffordshire Council Publication Plan (Regulation 19) April 2024 document, 

Land east of Bilbrook is identified as a strategic site (Policy SA1). A Strategic Transport Assessment 

(STA) has already been prepared in support of this site (dated May 2022) on behalf of Bloor Homes. 

This land was also included in the South Staffordshire District Council “Site Allocations Document 

(SAD) dated 2018.  

A review of the above Strategic Transport Assessment (dated May 2022) identified that Staffordshire 

County Council have a stand alone LINSIG junction model of the A41 / Heath House Lane signalised 

junction which lies at the southeastern corner of the Boningale Homes land interest. The modelling 

undertaken as part of the Bilbrook Transport Assessment indicates that the A41 / Heath House Lane 

signalised junction, included the ‘Do-Minimum 2038’ scenario which assesses the impact of other 

major developments (Station Road / Codsall / Keepers Lane) already suffers from capacity 

constraints.  The results of the capacity assessment showed that in the above 2038 Future Year 

scenario, the junction would already be operating over theoretical capacity during the AM network 

peak period. The STA concluded that no further mitigation improvements would be needed at this 

junction to accommodate the further impact of Bilbrook development traffic, and such capacity 

concerns were inherently accepted. 

 

In addition to the above, it is also noted that outline planning consent was granted in December 2018 

for residential development on Land to the West of Wrottesley Park Road (application number 

18/00436/OUT). As part of this outline application, a Transport Assessment and Transport 

Assessment Addendum was prepared by TPA in August 2018. As part of this Transport Assessment 

Addendum, a LINSIG capacity assessment was also undertaken at the A41 / Heath House Lane 

signalised junction.  The report also concluded that the junction would operate over capacity in the 

2023 baseline scenario in both the AM and PM peak periods. The only mitigation offered was an 

additional 1 second on all intergreens. The junction would still operate beyond theoretical capacity, 

and there were no infrastructure improvements identified.       
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3.0 Potential Infrastructure Improvements 

Noting that the A41 / Heath House Lane signalised junction has been identified as an area of capacity 
concern, there has been no scheme identified by either SCC or developers to offer significant 
betterment at this junction.   
 
Having reviewed the supporting documentation set out in section 2 of this Technical Note, it is noted 
that the A41 Holyhead Road (east) arm and Wrottesley Park Road arms of the junction appear to 
experience the longest queue lengths. 
 
In order to deliver significant infrastructure improvements at this junction, land adjacent to the 
junction would be required to either widen the approach arms to the junction, or reconfigure the 
junction. To date, there has been no commentary provided by either SCC or other third parties as to 
how such land could be acquired to deliver such benefits. It is therefore accepted that there is limited 
scope to improve capacity at this existing junction. 
 
The land under consideration by Boningale Homes lies to the immediate northwest of the A41 / 
Heath House Lane junction. This land could facilitate various options to improve the highway network 
capacity in the vicinity of the A41 / Heath House Lane junction should SCC require. The site would 
therefore provide a unique opportunity to address the fundamental deficiencies in the highway 
network at this location. 
 
Furthermore the site provides an opportunity to provide a wider benefit via the provision of a spine 
road linking from the A41 towards Codsall. This includes the provision of a roundabout along the 
A41 to the west of the A41 / Heath House Lane signalised junction. This would allow vehicles 
travelling to / from Codsall via the A41 to utilise a more suitable route than via Heath House Lane. 
This would include an improved alignment and road width. The use of the spine road would then 
allow for a transfer of an element of such traffic from using Heath House Lane, which local residents 
already perceive to be unsuitable for current use. Heath House Lane could then be downgraded to 
allow for local access traffic only, and thus alleviate turning movements / demand at the A41 / Heath 
House Lane junction. This would free up green time in the signal staging to provide further green 
time to the A41 and Wrottesley Park Road arms of the junction. 
 
It is also acknowledged that pedestrians (including school pupils) currently use Heath House Lane 
as part of their journey to / from school – where there is no continuous footway. The new spine road 
which could be delivered within the promotors land, would also allow for dedicated pedestrian links 
through the site towards Codsall and thus offer a safety betterment.       
 
In relation to funding, should the land being promoted as part of this submission be brought forward, 
this could also aid in delivering the aforementioned highway improvement works which could be 
encompassed as part of a future masterplan for the site in its entirety.       
 
The delivery of the promoters’ scheme and associated improvements at the A41 / Heath House 
Lane, could also support further housing need / wider growth aspirations of the Local Planning 
Authority within Perton to the south of the A41.   
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	Overall Housing Need required to meet affordable need in full (dwelling per annum)
	Affordable Need based on affordability threshold of rent paid
	67 adpa 
	249 – 288
	(35% affordability threshold)
	111 adpa 
	413 – 476
	(30% affordability threshold)
	156 adpa
	580 – 670
	(25% affordability threshold)
	Market entry based on owner-occupation
	1,130 – 1,305
	304 adpa
	4.34 As Table 4.3 illustrates, the overall housing need determined solely for South Staffordshire District (227 dwellings per annum) would not deliver affordable housing need in full whichever assumptions are assumed.
	4.35 This is particularly the case if an affordability threshold of 30% is considered appropriate in South Staffordshire, as overall housing need would be between 413 and 476 dpa.
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	4.37 In the context of Planning Practice Guidance which states how “An increase in the total housing figures included in the plan may need to be considered where it could help deliver the required number of affordable homes” 44F  it is considered that...
	4.38 The number of households on local authority waiting lists can also provide context for the affordable need in an area, and we present the data for South Staffordshire in Table 4.4.
	Table 4.4: South Staffordshire housing waiting list
	Source: DLUHC, Live Table 600
	4.39 As Table 4.4 illustrates, the number of households on the Council’s housing register has increased quite considerably since changes to waiting list criteria changed in 2013. As 2014 there were 541 households on the register but this increased by ...
	4.40 There has been some improvement in the most recent 12-month period, with a reduction to 936 households. However this remains a 73% increase since 2014 and emphasises how the affordability of the District has deteriorated during the recent past.
	4.41 In respect of homelessness, Table 4.5 sets out the data collected by DLUHC for the last five financial years for which data is available.
	Source: DLUHC
	4.42 Table 4.5 shows how the number of households assessed for homelessness and whether they are owed a prevention or relief duty had fallen quite significantly from 2019/20 to 2021/22.
	4.43 However, 2022/23 has recorded the second highest number of households assessed, as well as the second highest being owed a duty.
	4.44 Of those households owed a duty, 2022/23 has seen by far the highest number of households (62) who have been assessed and are homeless, double the figure of 2018/19.
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