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1. INTRODUCTION

1.1 These representations are made on behalf of Bloor Homes to the Black Country
Core Strategy Issues and Options document (June 2017). Bloor Homes holds a
number of land interests that are capable of delivering new homes to meet needs

arising within the Black Country.

1.2 These representation respond to the emerging policies and allocations, having
regard to the national and local policy context. The representations also provide
comment in respect of the evidence base that underpins the Black Country Core

Strategy Review and the options identified.

1.3 The representations are framed in the context of the requirements of the Black
Country Core Strategy to be legally compliant and sound. The tests of soundness
are set out in the National Planning Policy Framework (NPPF), paragraph 182. For

a Plan to be sound it must be:

> Positively Prepared - the plan should be prepared based on the strategy
which seeks to meet objectively assessed development and infrastructure
requirements, including unmet requirements from neighbouring authorities
where it is reasonable to do so and consistent with achieving sustainable

development;

» Justified - the plan should be the most appropriate strategy, when
considered against the reasonable alternatives, based on proportionate

evidence;

> Effective - the plan should be deliverable over its plan period and based

on effective joint working on cross boundary strategic priorities; and

» Consistent with National Policy - the plan should enable the delivery of

sustainable development in accordance with the policies in the Framework.

1.5 The representations also have regard to the Government's recently published
White Paper! which places emphasis on planning for the right number of homes in
the right places, in particular making enough land available and assessing

housing requirements.

1 DCLG (February 2017) Fixing Our Broken Housing Market
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2.1 The Black Country Authorities are currently at the very early stages of a Local

2. PURPOSE & SCOPE OF REVIEW

Plan Review to establish an up to date policy framework to guide development in
across the Black Country to 2036. The Council’s decision to review the currently

adopted Core Strategy is fully supported by Bloor Homes to ensure:

e The housing requirement is aligned to the most up to date information,

including household and economic projections;

e Planning policies and proposals are fully consistent with recent changes in

legislation and the National Planning Policy Framework;

e The local plan is up to date, reflecting Government guidance that plans should
be regularly reviewed and the evidence base renewed to respond to changing

needs within the District.

2.2 It is recognised that the emerging Local Plan, once adopted, will replace the
existing Black Country Core Strategy. The new Core Strategy is intended to cover
the period 2014-2036 and will establish how much development is required and
how development requirements will be distributed across the Black Country.
Further comment in respect of the overall growth requirements and spatial

distribution of this growth is set out within these representations.

2.3 A Plan period to at least 2036 is generally supported by Bloor Homes to provide a
long-term development strategy covering at least 15 years from the date of
adoption, providing certainty through a plan-led system. This satisfies national
guidance set out at paragraph 157 of the NPPF that states "“crucially, Local Plans
are to be drawn up over an appropriate timescale, preferably a 15-year time
horizon, taking account of longer term requirements, and to be kept up to date.”

A Plan period of at least 15 years gives certainty to the development industry and

other organisations concerned with the delivery of infrastructure as to how, where

and when land will come forward and provides clarity to local residents and

employers.

Question 1: Do you agree that the Core Strategy review should be a partial
review, retaining and stretching the existing spatial strategy and updating
existing policies? Yes/No; If not, what do you think should be the scope of the

review?
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2.4 In response to Question 1 and whether it should be a partial review or not, whilst
the existing strategy identifies the most sustainable locations for growth in the
context of delivering development requirements identified by the Regional
Strategy (RS), there is now a new and much bigger challenge ahead in meeting
the arising needs for homes identified by the latest evidence and there is concern
that the existing spatial strategy may not facilitate the delivery of these needs.
The Black Country authorities, therefore, need to be mindful of this and not

attempt to put “a square peg in a round hole”.

2.5 It is our view that urban regeneration can be achieved whilst pursuing
development on the urban edge. Indeed, the scale of housing need is so large
that both must be encouraged in order to meet current and arising housing needs

within the Black Country.

2.6 It is extremely important that in reviewing the Core Strategy it fully takes account
of and facilitates the delivery of strategic economic plans, as recognised in
paragraph 1.15. All too often these strategies are ignored and, accordingly,
development plans could effectively frustrate economic growth from being

realised.

2.7 In terms of the Plan period proposed in paragraph 1.17, whilst a 15-year time
period from adoption is appropriate, there is concern that the preparation of plans
is often delayed (due to reasons beyond the control of the LPAs) and it may be

prudent to stretch the period further to prevent such an issue from occurring.

2.8 It is welcomed that the Issues and Options document recognises that it will not
be possible to accommodate all future development needs within the urban area
and that an examination of the potential for development land outside the
existing urban area, which is effectively land within the Green Belt, will take place

as part of the Core Strategy review process.
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3.1 As set out within this section, the delivery of both employment and housing land

3. THE BLACK COUNTRY TODAY - THE EXISTING STRATEGY

has not come forward as originally envisaged in part due to the after effects of
the recession. Surplus employment land which might have been available for
housing has not come forward due to a strengthening economy and local firms
being more robust than anticipated. In addition, the range of locations available

has not in all cases met with market expectations as to where people want to live.

3.2 In terms of the employment land, it is important that sufficient land is provided
for new employment and that there is not an overreliance on land that is
currently in use. It is impressive that despite generally poor economic
performance local businesses have performed well. Should the economy
significantly improve within the Plan period in line with LEP aspirations
(considered later in this response), there is concern that it may become difficult
to transfer a wide range of existing employment locations to housing allocations.
It is appropriate, therefore, for the Council to ensure the evidence contained
within the Strategic Housing and Employment Land Availability Assessment is
reviewed and updated regularly. This will enable the land supply to be responsive
to arising needs and not rigidly be wedded to delivering commitments that are

unlikely to be realised.

3.3 What is further emphasised by the analysis in this section is that urban
regeneration cannot be delivered quickly and that there are a number of factors
beyond the control of the Black Country authorities that may have implications for
the the delivery of the strategy. This further emphasises the need for a mix of
types of sites (brownfield, brownfield compulsory purchase, greenfield and Green
Belt) of different forms of development (high density, mid and low density family
homes) in a variety of locations, which will maximise the opportunities to deliver

a successful Local Plan.

3.4 Finally, in respect of the proposal to maintain 300 hectares of employment land
that will become vacant by way of general churn over the Plan period. Whilst the
principle is considered acceptable, there should be appropriate evidence to

support the assumption.

3.5 Our experience is that there are employment sites that clients are looking to
secure a residential allocation on that have not been identified thus far. In light
of these changing circumstances, the Black Country authorities should ensure

that the policy approach is flexible to allow sites in appropriate locations to be
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brought forward for housing throughout the Plan period and likewise, sites that
have been allocated for housing but have not come forward should be removed

from the supply.
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4. THE STRATEGIC CHALLENGES & OPPORTUNITIES

4.1 It is welcomed that the Black Country authorities are updating their evidence
base. Indeed, the adopted Core Strategy took the development requirements
from the adopted Regional Strategy (RS), which has since been revoked and is
unquestionably out of date. Since the RS was published there has been a number
of population and household projections published showing increasing dwelling
requirements in the Black Country, which were largely ignored and, therefore, it
should come as no surprise that there is a significant increase in forming

households.

4.2 In terms of the list of evidence either prepared or due to be completed, it appears

to be sufficiently comprehensive.

4.3 A separate review of the housing evidence based, including the Strategic Housing
Market Assessment for the Black Country and South Staffordshire, is contained at
Appendix A. The key conclusions arising from the report as summarised as

follows:

e In determining the OAN, there are concerns with regard to the SHMA
methodology and it is suggested a further scenario should be tested to
consider long term growth which includes balanced periods of economic

prosperity and decline.

e There is concern that the economic growth scenarios do not use the latest
economic forecast data and that the methodology translating the job growth
into dwelling growth is not sufficiently robust to accurately determine the
impact of forecasts based on existing circumstances and also more

aspirational job growth targets, such as those arising from the SEP.

e In terms of providing uplifts for market signals, a 25% uplift for South Staffs
is appropriate. It is advised that dwelling requirements for the Black Country
should not be reduced as a result of this and, accordingly, it should not count
towards meeting any unmet needs outside of the HMA as the main function is
to provide slack within the housing market and prevent house prices from

increasing at an accelerated rate.

4.4 In addition, consideration of the Housing Background Report is also contained in
the Housing Evidence Based Review Paper contained at Appendix A. The key

findings from reviewing the evidence is set out below:
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o Clearly a lot of work is yet to be done to determine what the housing land

supply position is in the Black Country. Given that much of the existing
evidence is based on the adopted Core Strategy, it is recognised that the
SHLAAs across the four authorities will need to be updated, both in terms of
revising the methodology and range of sites assessed, to reflect a potentially

different approach to locating development.

o It is commendable that the Housing Background Report has examined
existing sources of supply in an attempt to provide additional homes from
sites within the urban area. There is concern, however, that by changing
policies, for example, to increase the minimum density on sites has wider
policy implications to take into account than simply increasing the number of

homes.

o The Housing Background Report suggests a continued allowance for larger
windfall sites. It is suggested that it is inappropriate to include an allowance
for this source as there is no certainty that this land will come forward for

development.

o Other sources, such as converting employment sites to residential sites,
based on the evidence presented and feedback from the development
industry, it is known that there are employment sites functioning well as
employment sites but are to be converted to residential and other
employment sites that are unoccupied and undesirable that are to be retained
as employment sites. Clearly, there is a mismatch between employment land
need and employment land supply. It is advised that the qualitative
assessment of employment informs future land supply recommendations and

allocations are revised where necessary.

4.5 As a result of the dwelling requirements generated by the SHMA and the land
supply identified from the Housing Background Report, it is concluded that there
in insufficient urban land to provide for the development requirements and that a
Green Belt Review should be conducted. It is noted that scoping is underway and
that the work is to be completed in mid-2018. It is hopeful that the development
industry will be involved in defining the methodology of the work to ensure that it

is conducted in a robust way.

4.6  Another very important piece of work to be taken into consideration will be the

Greater Birmingham and Black Country HMA Strategic Growth Study. It is
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unclear at this stage what role the Black Country authorities will play in meeting
the wider needs of Birmingham and, indeed, whether it can now contribute given
that meeting the needs of the indigenous population will be a tall order. Further,
there is uncertainty with regard to how far the study will go in identifying
locations for growth and how this evidence will be taken forward in emerging
Development Plans, particularly given that it is premature to the Green Belt
Review for the wider Black Country area. It is our view that there are sites within
the Green Belt that will provide sustainable locations for growth and that their
removal will not compromise the purposes of the Green Belt and, accordingly it

will remain purposeful and functional.

Question 2: Do you think that the key evidence set out in Table 1 is sufficient to
support the key stages of the Core Strategy review? Yes/No, If not, what further
evidence is required and, if there are any particular issues that should be taken
into account in considering development on any particular sites or in any

particular areas, please provide details

4.7 It is considered that the evidence contained within Table 1 is comprehensive,
however, as suggested above and below, a number of concerns have been
highlighted and it is therefore suggested that these are addressed in order to

improve the soundness of the next iteration of the Core Strategy Review.

4.8 It is welcomed that an updated qualitative assessment of employment land has
been undertaken in order to identify if the sites are fit for purpose, alongside the
quantitative employment land study. It has been identified that a number of
employment land sites that have been suggested for residential land allocations
remain in occupation as functioning employment sites. These sites should be
removed from the housing land supply. Conversely, there are vacant employment
land sites that have been marketed over a period of time where no market
interest has been forthcoming and, therefore, it is recommended that these sites

should be considered for housing delivery.

4.9 It is noted that Viability Studies are identified as evidence base documents that
are still to be prepared. Whilst not specifically identified, it is recommended that
affordable housing viability is a key matter that needs to be addressed as part of
this evidence base to ensure the level suggested by the SHMA Part 2 is
deliverable. If this is not the case, the delivery of both market and affordable
housing could be compromised and prevent the successful delivery of any new

strategy.
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Question 3: Do you agree that the housing need identified for the Black Country
over the period 2014-36 in the SHMA, and the anticipated amount of supply, are
appropriate and in line with national guidance? Yes/No, If not, please explain why

they are not appropriate and in line with national guidance.

4.10 In terms of the extent of the sub market, which includes the Black Country and
South Staffordshire, this is considered to be appropriate. It is recognised and
welcomed that the Black Country authorities and South Staffordshire have jointly
undertaken a SHMA for the sub area, which facilitates the preparation of an
Issues and Options Core Strategy Review. There is concern, however, that the
remaining constituent authorities within the wider Greater Birmingham Housing
Market Area have not taken part and there is a danger that housing need for the
whole HMA may not entirely be comprehensively captured due to the different
time periods covered by the separate studies. It is advised that a SHMA,
consistent with the guidance in the NPPF and Planning Practice Guidance, is
prepared for the entire HMA over the same Plan period (as opposed to a housing
needs study), which will properly consider all relevant factors in a consistent and

comprehensive manner.

4.11 The OAN arrived at by the SHMA is generally appropriate in identifying the
starting point for determining the dwelling requirement, however, it is suggested
a further scenario should be tested to consider long term growth which includes
balanced periods of economic prosperity and decline. There is concern that the
economic growth scenarios contain potentially out of date employment forecasts
and the methodology to determine appropriate dwelling requirements is not
sufficiently robust to accurately determine the impact of forecasts based on
existing circumstances. In addition, more aspirational job growth targets, such as
those arising from the SEP, may not necessarily be appropriate for the Black

Country (as discussed later in these representations).

4.12 In terms of providing an uplift for market signals, a 25% uplift for South Staffs is
agreed to be appropriate. It is advised that dwelling requirements for the Black
Country should not be reduced as a result of this and, accordingly, the application
of such an uplift in South Staffordshire should not count towards meeting any
unmet needs outside of the HMA as the main function is to provide slack or
headroom within the housing market and prevent house prices from increasing at

an accelerated rate, exacerbating issues of affordability.
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4.13 Clearly, the evidence contained in the SHMA does not consider the potential to
accommodate any of Birmingham City’s housing needs and that this could result
in increased dwelling requirements. We reserve our position in respect of this

matter and await the publication of the HMA wide Strategic Housing Needs Study.

4.14 We shortly await a consultation publication from central Government in relation to
providing a standardised methodology for generating dwelling requirements. This
is anticipated in Autumn 2017. The Black Country authorities will need to take
account of any proposed national policy changes identified through the
consultation paper. We reserve our position on this matter, until the full details
and implications for the Back Country are known. It is considered that, whilst a
standard methodology will be helpful in identifying a baseline dwelling
requirement, the consideration of long term trends and economic forecasts cannot
be carried out in a mathematical calculation outside a demographic/ economic
model. In light of this, the SHMA prepared for the sub-area could remain useful

as evidence to inform the review of the Black Country Core Strategy.

4.15 In terms of meeting the dwelling requirements, it is understood that the ‘Call for
Sites’ consultation will inform an updated SHLAA, which will assess sites both
within and outside the urban area to determine the maximum number of
dwellings that can be realistically delivered within the Black Country over the
proposed Plan period. The Housing Background Report that has been published
as part of the evidence base for the Issues and Options Core Strategy Review has
considered assumptions contained within the SHLAA based on adopted policies
and considers changes to the policies to boost the delivery of housing on existing
sites. Whilst it is a commendable that the Black Country authorities are exploring
all potential options to boost housing on urban land, there are wider implications
of doing so and accordingly, caution is expressed in response to a number of the

identified approaches proposed.

4.16 As confirmed in paragraph 3.15, it is extremely important that the Black Country
authorities ‘firm up’ the housing supply in order to ensure that there is sufficient
provision to meet the dwelling requirements. It is also considered appropriate to
provide an additional buffer of housing land supply to provide a contingency when
sites are delayed. As explained earlier in the Issues and Options Report, sites
providing a total of 3,000 homes have not come forward as anticipated. It is
considered that additional supply is required to provide flexibility and minimise
any durations within the Plan period where the housing trajectory would

otherwise dip.
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4.17 1In terms of the extent of a buffer for housing land, the Local Plan Expert Group
suggested that additional land, equivalent to delivering 20% of the overall
dwelling requirement, is added to the supply, which will provide a contingency of
land to be used as and when necessary during the Plan period. It is suggested
that this additional land will help ensure the dwelling delivery targets and housing
needs are met in a timely manner, which will reduce the opportunity for
households to become concealed or shared. Given the issues experienced in
respect of delivery in the past, it could be argued that an increased buffer of circa

25% could be applied.

4.18 It is also appropriate to ensure that, as well as identifying the right amount of
land, there is sufficient variety in the types of sites (brownfield, greenfield, Green
Belt) are identified, reflecting different sizes, in a range of locations. This variety
in provision will allow the best opportunity for multiple sites to come forward at
the same time without market constraint and hence ensuring delivery targets are
met. In addition, this approach will also provide market choice to existing and
arising households looking to move into a new home in the Black Country, which
will have wider social benefits (i.e. allow families to live nearby one another and
provide an opportunity to diversify existing communities through providing

alternative homes to the existing housing stock).

4.19 Indeed, as previously documented in the adopted Core Strategy, it is considered
that the ambition to retain the young and professional population within the Black
Country should be maintained and that suitable and attractive housing and

complementary environments are encouraged.

4.20 Finally, it is welcomed that the Black Country authorities have agreed to test the
dwelling requirement figures on an ongoing basis. It is hoped that the suggested
changes/alternative scenarios suggested above are implemented in order to
ensure the evidence base is robust and the resultant policies and proposals

soundly based.

Question 4: Do you consider the employment land requirement identified for the
Black Country up to 2036 in the EDNA is appropriate and in line with national
guidance? Yes/No; If not, please explain why they are not appropriate and in line

with national guidance.

4.21 The Core Strategy review intends to utilise the Economic Development Needs
Assessment (EDNA) for the Black Country, published in May 2017, to inform
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future employment land requirements. The EDNA uses forecasts produced as part
of the West Midlands Combined Authority Strategic Economic Plan (SEP) to
calculate long-term growth, noting that the ‘Super SEP Economy+ Scenario’ is the
preferred aspirational scenario. This scenario assumes average annual growth in
employment of 1.3% across the Combined Authority and presents an ambitious
view of future growth in the area, with 500,000 jobs created between 2013 and
2030.

4.22 The SEP Technical Appendix breaks down the job forecasts for the three Local
Enterprise Partnerships that form the Combined Authority (Black Country;
Coventry & Warwickshire; and Greater Birmingham & Solihull). Jobs growth in the
Black Country LEP is forecast to be around 1.1% per annum, whilst it is forecast
at 1.5% per annum in the other two LEP areas. This averages out at annual
growth of approximately 1.3%. Using data from the Business Register &
Employment Survey, published by the Office for National Statistics, it is possible
to look at employment trends over the last five to six years (2009-15) and this
analysis suggests that the growth rate used in the aspirational growth scenario

may be too ambitious for the Back Country:

4.23 Between 2009 and 2015, total employment in the Black Country LEP increased
from around 450,000 to approximately 453,000. This equates to average annual
growth of 0.1%. Walsall (1.5% p.a.) and Sandwell (0.9% p.a.) experienced jobs
growth, although Dudley (-1.1% p.a.) and Wolverhampton (-0.8%) both suffered

a fall in employment.

4.24 By contrast, both the Coventry & Warwickshire and Greater Birmingham &
Solihull LEPs saw total job numbers increase by 1.3% p.a. from 2009-13. A
number of districts in these LEPs saw particularly strong growth over the period,
notably Solihull and Lichfield in Greater Birmingham & Solihull, where
employment grew by at least 3.0% on an annual basis. In short, the 1.3%
average across the West Midlands Combined Authority Area is substantially
bolstered by Solihull and Lichfield and therefore it is very ambitious to suggest

this will occur across the Black Country area.

4.25 That said, growth in the Black Country needs to be faster than in previous years
and the new Core Strategy has a vital role to play in supporting this, however the
analysis presented above suggests that the growth targets need to be lowered to
better reflect the local economic climate. It is considered unlikely that an annual

increase of 1.0% or more will happen in the area in the long-term, especially with
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the Coventry & Warwickshire and Greater Birmingham & Solihull LEPs capturing
new job opportunities at a faster rate in recent years. Lowering the employment
growth rate means the amount of employment floorspace needed would be lower.
This would not reduce the demographically based housing targets for the area but
it would potentially free up previously allocated employment sites for other uses
such as residential. This would help the Black Country meet its future housing

targets and ensure that it has enough homes for its future workforce to live in.

4.26 As identified in the supporting report and above, it is known that employment
sites that had previously been identified for housing are still operational with
businesses continuing to use the land and, conversely, there are sites allocated
for employment that have been vacant and subsequently market, however,
remain unoccupied, which could be transferred to a residential use. It is
therefore recommended that the Councils ensure that updated EDNA qualitative
review conclusions are taken into account and correct uses applied where

appropriate.

Question 5: Do you agree with the proposed approach to the Black Country
Green Belt Review? Yes/No, If not, what additional work do you think is

necessary?

4.27 In respect of the Green Belt Review, on the basis of the evidence published
setting out housing need and supply, it is agreed that it will be necessary to find
sites outside of the existing urban area, which will require removing land from the
Green Belt where it is appropriate to do so. This will provide an opportunity to
identify strategic sites that can provide a significant amount of homes to
contribute to meeting identified housing needs. It is considered that there are a
number of locations whereby housing sites can be identified, without the purposes
of the Green Belt being compromised, ensuring the function and integrity of the

Green Belt will remain.

4.28 In addition, areas on the urban fringe have the potential to ensure new homes
can be delivered in an established, well landscaped environment, which could be
attractive to those young families and professionals that the Black Country
authorities have had difficulty in retaining, often through out-migration to

neighbouring Shire districts considered to represent more aspirational locations.

4.29 In terms of the process and methodology for undertaking a Green Belt Review, it

is understood that the awaited Strategic Housing Needs Study (SHNS) will be
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accompanied by Strategic Green Belt Review across Greater Birmingham and that
the Black Country authorities have been engaged in presenting potential
opportunities. It is reassuring that this engagement between consultants and local
planning authorities is taking place as there is a danger that logical locations fail
to be identified due to a lack of understanding of environmental conditions and/

or local circumstances that are applicable to sites.

4.30 1Itis agreed and makes sense for the local planning authorities to conduct a Stage
2 Green Belt Assessment following the completion of the higher-level work. Any
input on reviewing the draft methodology for the Stage 3 Green Belt Review

would be welcomed.

Question 6: Do you agree that the key issues set out in Part 3 are the key issues
that need to be taken into account through the Core Strategy Review? Yes/No; If

not, what other key issues should be taken into account?

4.31 The key issues presented are considered to be relevant, however, there are a
number of inconsistencies relating to matters identified above against the

previous questions raised.
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5. REVIEWING THE STRATEGY TO MEET NEW CHALLENGES &
OPPORTUNITIES
Question 7: Do you think that the Core Strategy vision and sustainability
principles remain appropriate? Yes/No, If not, what alternatives would you

suggest?

5.1 In the main, the Core Strategy Vision and sustainability principles are considered
to be appropriate, with exception to the principle of ‘brownfield first’. It is
understood that the NPPF, whilst it encourages an efficient use of land and for
brown field land to be recycled, it does not suggest a sequential approach to
development. There is no evidence to demonstrate that the development of
greenfield land will compromise the development of brownfield land. Often the
type of developers of the different land categories are different and, given the
scale of the housing need, it is appropriate that the early delivery of housing is
encouraged from all types of sites. In particular, the larger, potentially Green
Belt, sites will have a longer lead in time due to the time it takes to plan for,
determine and implement a comprehensive scheme. Indeed, a recent study
entitled ‘Start to Finish’, prepared by NLP, supports this claim. When planning
the housing trajectory for the Core Strategy, the larger sites should be planned in

to come forward as soon as practically possible.

5.2 It is therefore suggested that the reference to ‘putting brownfield first’ is
inappropriate and that it should be replaced by ‘ensuring an efficient use of land
to meet the identified housing needs’, which encourages the recycling of land and
recognises the contributions of greenfield/ Green Belt land to meeting housing

delivery targets.

Question 8: Do you think that the Core Strategy spatial objectives remain
appropriate? Yes/No; If not, what alternatives would you suggest and how might

these changes impact on individual Core Strategy policies?

5.3 Whilst the objectives outlined generally remain sound, there is concern that one
of the NPPFs main priorities is absent. This is in relation to significantly boosting
the supply of housing. It is suggested that an additional objective is added in
order to ensure that meeting housing needs remains a priority within the Black
Country. Once a preferred option is arrived at, spatial references as to where the
housing growth will be delivered could be included (for example, meeting housing
needs on urban (brownfield and greenfield) land and at extensions to the urban

area).
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5.4 Further, given the increased employment land requirements, the second objective
relating to employment land being within the best locations within the
Regeneration Corridors may no longer be appropriate. Indeed, as highlighted
earlier, there is concern that there is a mismatch in land allocations, and it is
appropriate for the Core Strategy review to ensure all employment sites are fit for
purpose. This may conclude that employment opportunities should be identified
on new land outside of the Regeneration Corridors. Should this be the case, the

objective would be inappropriately worded.

Question 9: Do you agree that Policies CSP1 and CSP2 should be retained and
updated to reflect new evidence and growth proposals outside the Growth
Network? Yes/No; If not, what changes do you think should be made to Policies

CSP1 and CSP2 in response to new challenges and opportunities?

5.5 It is agreed that the policies could remain, if the development requirements and
related changes are made to ensure the policies are consistent with the overall
strategy. The changes relate to both the quantum of development (homes,
employment and retail space), the location of development (within and beyond
the existing Regeneration Corridors) and the type of development (brownfield,
greenfield and on land removed from the Green Belt). It is considered that
references should be made to urban extensions (on land removed from the Green
Belt) in Policy CSP2 specifically, to highlight the important contribution that such

sites will make to meeting the development requirements of the Plan.

Question 10: In continuing to promote growth within the Growth Network, is
there a need to amend the boundaries of any of the Regeneration Corridors in the

existing Core Strategy? Yes/No, If so, which boundaries and why?
5.6 No comment.

Question 11a: Do you support Strategic Option 1A? Yes/No, If yes, please
explain why. If no, do you support Option 1B? Yes/No, If yes, please explain why.
If you support the release of further employment land for housing, what should

the characteristics of these employment areas be?

5.7 Option 1A is considered to be appropriate for accommodating the growth needs of
the Black Country over the Plan period to 2036. This option would significantly
boost the supply of housing land and help to meet the significant current and

future identified need.
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Question 11b: Are there any current employment areas that might be
considered suitable for redevelopment to housing? Yes/No; Please submit specific

sites through the ‘call for sites’ form.

5.8 As highlighted previously, the key to understanding where the most appropriate
employment/ housing locations are within the Growth Network and Corridors will
be determined through a qualitative assessment of allocated employment sites. It
is understood an updated assessment has been undertaken and such work,
complete with responses to the Call for Sites consultation, will provide the Black
Country authorities with evidence to determine the urban capacity for housing,
which may include transferring some employment land to housing as well as
housing land to employment. This work will then outline the number of dwellings

to be accommodated beyond the existing Growth Network within the Green Belt.

5.9 It is welcomed that the Issues and Options Draft recognises the need to release

Green Belt in all scenarios proposed.

Question 12a: Do you support Spatial Option H1? Yes/No; What criteria should
be used to select suitable sites? e.g. ability to create a defensible new green belt

boundary, size, access to existing residential services.
5.10 No comment.

Question 12b: Do you think there are any potential locations that should be
considered? Yes/No; If yes, please provide details (please submit specific sites

through the 'call for sites’ form).
5.11  No comment.

Question 13a: Do you support Spatial Option H2? Yes/No, What should the
characteristics of Sustainable Urban Areas (SUEs) be? e.g. minimum/ maximum
size, mix of uses, mix of housing types, accessibility to other areas. What criteria
should be used to select suitable sites? e.g. proximity to a rail station, availability
of existing infrastructure, easy access to jobs, potential to support existing
settlements / services, proximity to the existing growth network, potential to

support urban regeneration.

5.12 Given the scale of the housing need, there is concern that the development
requirements could not be met with just one of the suggested options presented

and, therefore, a combination of both options will be necessary.
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5.13 To be in the best possible position to significantly boost the amount of housing
and meet the development requirements in the Black Country, in accordance with
the NPPF, it is advised that opportunities to both round off edges of the Green
Belt and Sustainable Urban Extensions are proposed in the Preferred Options
Draft Core Strategy. As highlighted within the Issues and Options Draft, there
are challenges and opportunities that come with both types of development, for
example from a delivery perspective, smaller sites will come forward more quickly
due to the nature of these being straight forward proposals (with limited
infrastructure necessary and one or few land owners) and larger sites will
ultimately take longer as they are more complex (with multiple land uses,
infrastructure and land owners). This fact has been evidenced by Nathaniel
Lichfield and Partners (now known as Lichfields) within their report ‘Start to
Finish” who concluded that the average planning approval period of schemes of
2,000+ dwellings is 6.1 years and the annual average build out rate is 161
dwellings per annum. These figures demonstrate the need to have a number of
sites of different sizes and in different locations removed from the Green Belt.
The report also identifies, with regard to housing delivery, that 50% more homes
per annum are delivered on average on large greenfield sites than large
brownfield sites. This is a significant benefit of including greenfield sites within

the Preferred Option and will assist to secure its delivery.

5.14 In terms of the locations for removing land from the Green Belt, this should be
informed by the Strategic Growth Study and a Black Country Review of the Green
Belt. The more detailed study will provide an assessment of land parcels against
the purposes of the Green Belt and is likely to recommend that those that
compromise the purposes the least will be shortlisted for further consideration to
be removed from the Green Belt. It is advised that the next stage should be a
consideration of the shortlisted sites based on their suitability (i.e. are the
neighbouring uses compatible, would any previous land uses prevent the
development of the site), sustainability (i.e. proximity to/ ability to provide local
services/ public transport/ employment opportunities) and deliverability (i.e.
whether the site is available, being promoted for development, has no barriers to
coming forward etc.) credentials. Clearly each site will fair differently against
such criteria and the Call for Sites submission will assist the Council to come to a
decision on the preferred sites. It is advised that the Black Country authorities
should be mindful of the opportunities, through infrastructure and design, that
development can bring that will enhance the diversity and character of a

particular location.
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5.15 In terms of the characteristics of a Sustainable Urban Extension, this is likely to
vary depending on the location of each site. For example, some may be more
urban and others suburban in their character and would, therefore, provide a
different land use offer. It is important that each are considered on a site by site
basis to ensure that any subsequent allocation delivers a successful development.
It is important that the developer responsible for promoting the site helps to
influence what is ultimately delivered. Often what is proposed on site has been
informed by housing market intelligence undertaken by sales experts at
development companies and, therefore, should be taken into account.
Particularly given recent experience in the down turn in the apartment market, it
is important that sites are allocated for the right type and mix of housing to

ensure that it will be delivered, occupied and successful.

5.16 In the more suburban locations, it is suggested that Sustainable Urban Extensions
should look to provide a different offer to potentially what exists in the Strategic
Centres and Regeneration Corridors, such as a mix of larger and lower density
homes, which will attract those households that in the past have migrated
elsewhere. Given the emphasis on delivering more high density homes in the
Strategic Centres, it is important that this housing mix is offset by more larger
homes in appropriate locations. Otherwise, there is a concern that the Black
Country will have a disproportional amount of small homes, which will further
encourage more families to migrate elsewhere and not meet the aspiration to
diversify the wider HMA.

Question 13b: What infrastructure do you think would be needed for different

sizes of SUEs?

5.17 The type of infrastructure needed will vary depending on the different location
and size of each site and must be compliant with paragraph 122 of the CIL
Regulations that requires planning obligations (which applies to most
infrastructure) to be necessary to make the development acceptable in planning
terms; directly related to the development; and fairly and reasonably related in

scale and kind to the development.

With the above in mind, however, provision for open space (both formal and
informal), local centre and potentially a primary school should be considered for

sites in excess of 1,000 homes.
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Question 13c: Are there any potential locations that should be considered for
SUEs (please submit through the 'call for sites’ form) and what infrastructure

would be required to support these?
5.18 No comment.

Question 13d: Do you think that the Core Strategy should set out detailed
guidance for the development of SUEs (e.g. type and tenure of housing, specific
infrastructure required), rather than details being determined at a local level in

light of local policies? Yes/No, Any further comments?

5.19 For the reasons outlined above, relating to considering existing local
circumstances and CIL Regulation requirements in respect of any charging
schedule and planning obligation requirements, it is advised that detailed
guidance for the development of SUEs should not be specified within the Black
Country Core Strategy as each site will vary and deserves a more detailed

consideration, alongside the developer, at the local level.

Question 14: Do you think there are any other deliverable and sustainable

Housing Spatial Options? Yes/No; If yes, please provide details

5.20 There are no other sustainable and deliverable options that we are aware of

within the Black Country administrative boundary that are capable of delivering

the housing spatial options.

Question 15a: If all housing need cannot be met within the Black Country, do
you support the ‘export’ of housing growth to neighbouring authorities within the
HMA? Yes/No, What factors should be taken into account in an assessment of the
opportunities in neighbouring authorities e.g. proximity to the edge of the urban
area, proximity to a rail station, availability of existing infrastructure, easy access

to jobs?

5.21 Even if all realistically deliverable options have been considered within the Black
Country, there will remain an unmet need for housing. Therefore, it is necessary
for the Black Country authorities to consider the possibility of exporting growth to
neighbouring authorities within the HMA. In particular, there are options to
expand existing settlements that are close to the administrative boundary (for
example, in South Staffordshire) across authorities and could help deliver the

necessary growth in a sustainable and deliverable manner. These opportunities
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should be explored first prior to exporting further growth to other authorities

within the HMA where there is less of a spatial connection.

Question 15b: Do you think there are any potential locations that should be

considered? Yes/No,; If yes, please provide details.
5.22 No comment.

Question 15c: Do you think there are ways to ensure that exporting housing will
meet the needs of people who would otherwise live in the Black Country? (e.g.
transport improvements, provision of affordable housing, creation of employment

opportunities) Yes/No; If yes, please provide details.

5.23 It is important to consider a number of factors, including migration and travel to
work patterns, which have been used to identify the extent of the HMA, to
determine where households relocate to when leaving the Black Country in order
to understand where and why those moves are taking place. Whilst planning can
attempt to influence where people relocate to, there is no mechanism to guide or
restrict people moving to or from certain locations. Once knowledge of movers
can be understood can the planning system can attempt to recreate those
attractive characteristics (homes that are more affordable, good public transport
links, employment opportunities etc.) in locations where there is capacity for the
homes to be delivered. It is advised that an additional analysis of the data,
where necessary, is undertaken to provide the Black Country authorities with the
relevant intelligence to deliver a successful strategy for growth outside the

administrative area.

Question 16: Do you support Spatial Option E1? Yes/No, What type of sites are
needed to meet the needs of industry and what criteria should be used to select
sites? (e.g. quick motorway access) If you think that are any potential locations
that should be considered please provide details (please submit specific sites

through the ‘call for sites’ form).
5.24 No comment.

Question 17: Do you support Spatial Option E2? Yes/No; What type of sites are
needed to meet the needs of industry and what criteria should be used to select
sites e.g. quick motorway access, good sustainable transport links? If you think
that are any potential locations that should be considered please provide details

(please submit specific sites through the ‘call for sites’ form).
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Question 18: Do you support Spatial Option E3? Yes/No; What type of sites are

5.25 No comment.

needed to meet the needs of industry and what criteria should be used to select
sites? (e.g. quick motorway access) If you think that are any potential locations
that should be considered please provide details (please submit specific sites

through the ‘call for sites’ form).

5.26 No comment.

Question 19a: Do you support Spatial Option E4? Yes/No; Any further

comments?

5.27 No comment.

Question 19b: Should any factors be taken into account in an assessment of the
opportunities? Yes/No, If yes, what should they be? (e.g. quick motorway access,
strong transport links with the Black Country, good sustainable transport links
with the Black Country) If you think there are any potential locations that should

be considered, please provide details.

5.28 No comment.

Question 20: Do you think there are any other deliverable and sustainable

Employment Land Spatial Options? Yes/No,; If yes, please provide details.

5.29 As previously outlined, there is concern that some of the employment sites
currently identified are potentially not fit for purpose and others that are
identified to be transferred to housing remain in employment occupation. In light
of this mismatch, it is welcomed that an updated qualitative assessment has been
undertaken and has informed how much employment land is has be found outside

the urban area.

5.30 In terms of where the employment land should be located outside the urban area,
as with housing, decisions should be based on the results of the Green Belt
Review and the suitability, sustainability and deliverability of sites. For
employment land sites, the suitability of a site may well include good
transportation links for goods and people. The Call for Sites consultation will

assist in putting forward suggestions for sites.
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6. DELIVERING GROWTH - INFRASTRUCTURE & VIABILITY

Question 21: Do you think that changes are required to Policy DEL1 to ensure it
covers both development within the existing urban area and any within the Green

Belt? Yes/No; If yes, please provide details.

6.1 Policy DEL1 is considered to be sound on the basis that it is sufficiently flexible to
deal with different circumstances on different sites across the Black Country,

including sites that are to be removed from the Green Belt.

Question 22: Do you have evidence of a requirement for new social
infrastructure to serve existing needs? Yes/No; If yes, please provide details of

the type of facility and where it should be located.
6.2 No comment.

Question 23: Do you have evidence of social infrastructure that is no longer
needed and where the site could be reallocated for alternative uses? Yes/No; If

yes, please provide details.
6.3 No comment.

Question 24: Do you have evidence of pressure being placed on the capacity of
current social infrastructure which could be exacerbated by new housing? Yes/No;

If yes, please provide details.
6.4 No comment.

Question 25: Will there be any new social infrastructure requirements necessary
to serve large new housing developments? Yes/No; If yes, please explain the type

and scale of any new social infrastructure required.

6.5 It is recognised that delivery of new housing developments may give rise to the
need to deliver supporting infrastructure. Bloor Homes is committed to working
with the relevant authorities and service providers to determine the capacity of
existing infrastructure and determine the level of mitigatory provision necessary
to support an increase in the population in this location. It is however important
that each potential large new housing development is given independent
consideration in respect of any infrastructure obligations, recognising that

pressures will be dependent on location and existing infrastructure capacity.
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Question 26: Do you have any evidence of a requirement for new physical
infrastructure to serve existing needs? Yes/No, If yes, please provide details of

the type of facility and where it should be located.
6.6 No comment.

Question 27: Do you have evidence of pressure being placed on the capacity of
current physical infrastructure which could be exacerbated by new developments?

Yes/No, If yes, please provide details.
6.7 No comment.

Question 28: Do you think physical infrastructure is necessary to serve large
new housing developments? Yes/No, If yes, what type and scale of physical

infrastructure is necessary?

6.8 As set out above, the need for infrastructure will vary for each site. Given such
different circumstances, it would be inappropriate and potentially unlawful (as it
would conflict with paragraph 122 of the CIL Regulations) to incorporate a blanket

policy requiring specific infrastructure on every large housing site.

Question 29: Do you think there are any other tools or interventions that could
be used to ensure enough infrastructure is provided by developments? Yes/No; If

yes, please provide details.

6.9 It is considered that the existing national framework (which includes the NPPF
and CIL Regulations) provides a sufficient tool to ensure the relevant
infrastructure is delivered. In addition, the CIL Charging Schedule allows
authorities to raise funds for named infrastructure projects, which should be
updated in line with any Core Strategy advanced. Therefore, it is considered that
there are existing provisions to deliver infrastructure and no additional

interventions through the Black Country Core Strategy Review are needed.

Question 30: Do you have any suggestions around how the strategy can be
developed in order to maintain the urban regeneration focus of the Black Country
while at the same time bringing forward sites in the green belt? Yes/No; If yes,

please provide details.

6.10 There is no a need for any specific interventions, such as phasing, to protect the
delivery of urban regeneration in the Black Country. Indeed, it is considered that

development of greenfield and Green Belt sites can very much compliment urban
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regeneration through the provision of a more varied form of development that will
help diversify the housing stock and profile of residents in the wider area, which
will assist to sustain and improve the vitality of existing communities. Further, as
highlighted above, given the priority to significantly boost the delivery of housing
greenfield and Green Belt sites should come forward for development as soon as
practically possible. Given lead in and build out rates of larger sites, the land
should be encouraged to be developed as soon as possible so to ensure the

homes are delivered in the Plan period and the needs are met.

Question 31: Do you think that the right scale and form of funding is available to
support the delivery of the Core Strategy review? Yes/No; If no, what alternative

sources of funding or delivery mechanisms should be investigated?

6.11 When delivering greenfield/ Green Belt sites, there is an opportunity to deliver
infrastructure to meet the needs arising from the proposal, which may have wider
benefits for the local community. In addition, it is likely that the communities
created by the Sustainable Urban Extensions will potentially be more affluent and
share their wealth using local shops and services within the wider Black Country,

which will contribute to more successful and prosperous communities.
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7. REVIEW OF EXISTING CORE STRATEGY POLICIES & PROPOSALS

Housing

Question 35: Do you support the proposed approach to housing land supply?

Yes/No; If no, please explain why

7.1 As identified above, it is important that a range of sites in different locations are
identified to be in the best possible position of delivering the development
requirements. In terms of presenting these sites in the Core Strategy, whilst it is
useful to identify a housing trajectory, it is important that there is not a phasing
policy as such that would prevent the delivery of housing, given the current
housing crisis. As stated above, the delivery of housing on greenfield and Green
Belt land will not compromise the delivery of urban regeneration as the
development on the urban edge will complement and rejuvenate the environment

in a different way.

7.2 In terms of the proposed level of discounting, it is considered that if the LPA
adopt an approach to identify a further 20% of sites in accordance with the LPEG
recommendations identified above, there would not necessarily be a need for the
application of discounting in determining the overall level of supply. It is
interesting to note that the level of discounting proposed by LPEG is suggested
for all LPAs, not necessarily those which have experienced difficulty in delivery. It
could therefore be argued that an increased buffer of 25% could be applied in

order to take a cautious approach.

Question 36: Do you think that the current accessibility and density standards
set out in Policy HOU2 and Table 8 should be changed? Yes/No, If yes, what
standards should be applied instead, for example should the minimum net density
of 35 dwellings per hectare be increased to maximise brownfield housing

delivery?

7.3 It is clear that the current accessibility and density standards outlined in the
adopted Core Strategy were formulated in the context of the vast majority of
development taking place on brownfield sites within the defined urban area. As
reiterated throughout these representations, there is now a clear need for Green
Belt release as part of the Local Plan Review to meet emerging, objectively
assessed housing needs. We outline in further detail below why the adopted
accessibility and densities would not be applicable to Green Belt sites, however

would suggest that the current standards do not allow sufficient flexibility on
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brownfield sites. A blanket application of prescriptive accessibility and density
standards across the Black Country, be it brownfield or greenfield, does not allow
sufficient flexibility which take into account site specific characteristics. The
Council should allow for greater flexibility when assessing accessibility and
density standards, with a more pragmatic approach which allows appropriate
assessment for site-specific characteristics and also an assessment of market

demand which may vary significantly across the large Black Country area.

7.4 Paragraph 47 of the NPPF outlines how local authorities should set out their own
approach towards density. It is suggested that the currently adopted approach
does not allow for sufficient assessment of local characteristics. It is clear that
the chosen approach must be reflective of local circumstances, including the
matters outlined above as well as infrastructure and services available in the
locality. It is advocated that a more flexible approach to density and accessibility

standards is taken as part of the emerging Local Plan Review.

Question 37a: Do you think that the existing Policy HOUZ2 site size threshold

should be kept at 15 homes or more? Yes/No, If no, please explain why

7.5 In line with the comments above, it is suggested that the Council should assess
each site on a case by case basis in terms of accessibility and density standards.
This approach would suggest that the numerical baseline trigger of 15 homes or
more will not always be appropriate or applicable, and as advocated throughout
these representations it suggested that there should be a complete re-
assessment on accessibility and density standards as part of the emerging Local

Plan Review.

Question 38: Do you think that the current accessibility and density standards
are appropriate for green belt release locations? Yes/No, If no, what standards

should be applied in these locations and why?

7.6 No, it is not considered that the current standards would be applicable to Green
Belt release locations. The adopted standards are overly prescriptive, and as
previously discussed were written in the context of brownfield land. Green Belt
release sites have a completely different type of character, therefore
consideration of accessibility and density standards in relation to these sites
should be reflective of local character and site characteristics. The more suburban
settings of Green Belt release land lends itself to lower densities which are more

appropriate to the Green Belt setting, which typically deliver more family homes.
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The Council must provide robust evidence to test any forthcoming accessibility

and density standards in relation to Green Belt release locations, which allows for

a flexible and pragmatic approach.

Question 39: Do you think separate accessibility standards are needed for
particular types of housing e.g. housing for the elderly or affordable housing (as
occupiers may be less mobile and more dependent on public transport)? Yes/No;

If yes, please provide details.

7.7 It is clear that separate accessibility standards will apply to particular types of
housing such as affordable and for the elderly population, however in line with
the sentiment expressed above, any forthcoming standards should be based on
robust evidence and allow for sufficient flexibility to avoid any unnecessary

constraints to development coming forward.

Question 40: Do you agree that the 2017 SHMA findings should be used to set

general house type targets for the Plan period? Yes/No, If no, please explain why.

7.8 A general and blanket application for house types across the Black Country should
not be advanced as part of the Local Plan Review. Paragraph 50 is clear that local
planning authorities should plan for a mix of housing based on current and future
demographic trends and market trends. It is therefore notable that the NPPF
specifically highlights ‘market trends’ in this context, which acknowledges that the

market must inform such decisions.

7.9 Whilst the 2017 SHMA does provide an assessment of demographic and market
trends, it is notable that it looks at a wider area assessment and is focused at a
higher level. This assessment therefore does not draw out sub-market trends,
and cover smaller areas within the vast Black Country area. Again, a blanket
policy of house type targets across the Black Country area would not allow for
sufficient flexibility to assess each site on a site by site basis, taking into
consideration local market trends and demand. The NPPF does not state that
specific policies should be set to enforce that local demand is met. As such, it is
considered that this should be left for the market to decide, as opposed to

applying rigid and prescriptive house size standards.

7.10 It is suggested that the evidence presented in the SHMA should be put into the
Plan as an informative and general guide, but should not feed into a specific
policy requirement which outlines housing mix percentages that should be applied

across the Black Country. A policy containing general house type targets could
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present as a significant constraint to the delivery of a site where there is no local
market demand for this house type, which in turn would have a negative impact
on achieving the necessary housing growth targets to be delivered in the Black

Country over the Plan period.

Question 41a: Do you support the introduction of a policy approach towards self
and custom build housing in the Core Strategy? Yes/No; If yes, would you

support:

7.11 It is not considered that there is a policy need for the Core Strategy to address
self and custom build housing in the emerging Review. Paragraph 6.32 indicates
that there are only nine records on self and custom build registers in the Black
Country. It is evident that that there is very limited demand in the Black Country,
which is unsurprising given that self and custom build housing is often more
popular in rural areas. Given the limited demand it is therefore not considered
necessary to take a policy approach towards self and custom build housing within

the Local Plan Review.
Question 41b: A target for each authority? Yes/No; Any further comments

7.12 Given that there is evidence of little market demand, it is not considered
necessary for the Core Strategy to set targets for each of the Black Country
authorities. If it was considered to be necessary as the Local Plan Review
progresses, any targets being set should be formulated on the basis of robust
evidence such as monitoring of the registers, to provide an indication of how

many self-build homes will be needed.

Question 41c: A requirement for large housing sites to provide serviced plots?

Yes/No, Any further comments?

7.13 There should not be a requirement for large housing sites to provide serviced
plots. This can pose an unnecessary market constraint for large housebuilders
when there may be limited or no market demand for self-build plots. Self and
custom build plots are often unusual and unique in character, therefore would not
be best suited to be located within a large housing development with more
uniform house types. If deemed necessary, self and custom build housing should

be allocated specific site allocations, as discussed below.

Question 41d: Another approach altogether? Yes/No, If yes, please specify.
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7.14 If it is considered necessary for the Review to address self and custom build
housing, this should be addressed by the Council’s identifying and allocating
specific plots for these uses. Identifying site-specific plots would ensure that the
most appropriate and suitable locations for self and custom-build will be
allocated, via the assessment of appropriate evidence and market demand. In

addition, this might be more likely to be achieved on surplus publicly owned land.

Question 42: Do you agree that the annual affordable homes target should be
increased to reflect the 2017 Black Country Strategic Housing Market

Assessment? Yes/No; If no, please explain why.

7.15 As a general principle, the notion of applying different affordable housing ratios to
different parts of the Black Country, based on an understanding of needs and
viability, is acceptable. Given that the Black Country represents a vast area, there
will not be a uniform housing market, and there will be sub-market trends within
this wider area. As such, a more flexible approach which assesses local housing
market evidence on a case by case basis could be justified. That said, there is an
inherent simplicity and attraction to a single rate figure, which is easy for the

development industry to understand.

7.16 In terms of the annual affordable housing target, it is unclear how the Issues and
Options document has calculated the figure of 832 homes per year. At paragraph
7.42 of the June 2017 SHMA Part Two- affordable housing document, it is stated
that the total annual affordable housing need is 677 dwellings, which represents
19.8% of the annual projected household growth. This differs to paragraph 6.36
of the Issues and Options document, which states that the affordable housing
target is 23.4% of total housing need or 832 homes per year. From paragraph
7.47 of the SHMA, it appears that this figure may have been calculated by adding
the overall requirement of 16.6% of housing to be affordable rented and 6.7%
shared ownership. Clarity is sought on how this figure has been calculated, and

we reserve the right to comment further on this matter.

Question 43a: Do you think that the existing Policy HOU3 site size threshold

should be kept at 15 homes or more? Yes/No, If no, please explain why.

7.17 We have not undertaken detailed analysis of the findings and assumptions of the
SHMA and affordable housing delivery matters, therefore would like to reserve
the right to comment on this matter further. However, on face value, it appears

to be a reasonable threshold and is not dissimilar to other locations.
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Question 44a: Do you think that the affordable housing requirement for eligible
sites in Question 43 should be kept at 25% of the total number of homes on the

site? Yes /No,; Any further comments?

7.18 Based on the current evidence, a blanket rate of 25% affordable housing would

appear to be sound.

7.19 However, irrespective of the final rate, any amendments to the currently adopted
affordable housing policy must continue to have a clause in it which stipulates
that this requirement is subject to viability tests. Any revised affordable housing
requirements will also need to carefully consider the implications of adopted
Community Infrastructure Levy (CIL) regimes. Both Sandwell and Dudley
Councils have adopted CIL Charging Schedules. These will have implications on
viability, therefore if revised affordable housing targets are to progressed then

these CIL tariffs will need to re-assessed and re-visited.

Question 44b: If no, should the percentage be increased to allow for the
provision of affordable home ownership? Yes/No, If yes, what should the

percentage be and why?

7.20 At paragraph 6.39 of the Issues and Options Paper, it is stated that options need
to be explored to increase affordable housing delivery of private sites. One option
would be to increase the overall affordable housing proportion, which would
require developers to provide affordable home ownership products plus an
appropriate proportion of other affordable tenures. This paragraph follows on

from commentary relating to the Housing White Paper.

7.21 The Housing White Paper discusses Starter Homes at Chapter 4, and explains
how the government intend to amend the NPPF to introduce a clear policy
expectation that housing sites deliver a minimum of 10% affordable home
ownership units. It is later stated that it will be for local areas to work with
developers to agree an appropriate level of delivery of starter homes, alongside

other affordable home ownership and rented tenures.

7.22 The policy position on Starter Homes is not yet fully clear, and has yet to be
formally established through a formal amendment and update to the NPPF. Until
the national policy position on Starter Homes has been made clear, it would be
premature for the Core Strategy Review to suggest an uplift in the affordable
housing requirement to include affordable home ownership such as Starter

Homes. Any suggestion to uplift the affordable housing requirement to include
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Starter Homes should be reflective of the national policy position, as well as
founded upon a robust evident base which dictates exactly what percentage this

element should be of the overall affordable housing requirement.

Question 45: Should an increased affordable housing requirement be set for
green belt release sites, to reflect the likely financial viability of these sites?
Yes/No, If yes, what should this be.

7.23 The likely financial viability of Green Belt sites will vary across different areas of
the Black Country, therefore any affordable housing requirements for Green Belt
sites will need to be reflective of these circumstances. Any affordable housing
targets for Green Belt sites should be based on robust evidence, and acknowledge
that many sites may need to support and deliver other infrastructure

requirements.

7.24 Ultimately, any affordable housing strategy will need to address the affordable
housing need as well as the need for market housing. Bearing in mind that the
SHMA confirms over 70% of homes required are for homes to be sold on the open
market, any affordable housing policy must not dilute the delivery of these
needs/requirements. A higher figure on Green Belt sites over and above a

standard blanket figure would potentially do this.

Employment

Question 49a: Is there still a need for existing Policy DEL2 in order to manage
the release of poorer quality employment land for housing? Yes/No; If no, please

explain why.

7.25 The Black Country is to be the subject of large levels of both employment and
housing growth over the Plan period. These uses are very much inter-linked with
one another, and will drive each other’s need for growth. The Local Plan Review,
in order to meet emerging employment and housing needs, must identify a
significant number of specific sites for employment and housing uses. By planning
proactively and identifying suitable sites for both employment land and housing
land, this should reduce the pressures to manage the release of poorer quality
employment land, which may not always be suitable for release. The Local Plan
Review should also seek to undertake a further review of poorer quality
employment land to make it available for other suitable uses, if it proves to no
longer be viable for employment land use. This is in line with policy provisions of

the NPPF, which at Paragraph 22 outlines that planning policies should avoid the
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long-term protection of sites allocated for employment use where there is no

reasonable prospect of a site being used for that purpose.

Question 50: Do you think that the Core Strategy should continue to set a target
for the total employment land stock in Policy EMP1? Yes/No,; Please explain why.

7.26 The continuation of setting a target for employment land stock would be
supported. Policy EMP1 should make it clear that these are not maximum figures,

to encourage further flexibility for additional growth.
Retail

Question 59: Have all the appropriate centres within the Black Country been

identified? Yes/No,; If not, please specify additional centres
7.27 No comment.

Question 61: In addition to para 4.33 of the current Core Strategy should the
revised Core Strategy include criteria for the creation of new centres that might
be needed as a result of any additional housing identified through the plan?

Yes/No, Any further comments?

7.28 Criteria would be a useful policy tool to help assess the designation of new
centres, and should be in line with previous methodologies used which set out

clear thresholds.

Question 71: Should the Core Strategy set housing targets for the Town

Centres?

7.29 Housing within Town Centres should be supported, in line with paragraph 23 of
the NPPF which discusses the important role that residential development can
play in ensuring the vitality of Town Centres. Any housing targets should be
based on what sites are known to be readily available, suitable and viable for
residential development. Market demand for housing in these areas will also need
to be fully assessed. It is notable from the outcome of the 2017 SHMA that there
is most demand for three bedroom properties (40%). The highest demand is
therefore for family housing, and not for flats which are often the most popular
within Town Centre locations. Any housing targets set for the Town Centre would
therefore need to consider the findings of the SHMA, and be reflective of the fact
that family housing is often more suitable for delivery on larger sites, including on

sites which are currently located within the Green Belt.
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Environment

Question 99a: Do you think that national standards for housing development on
water consumption should be introduced in the Black Country? Yes/No,; If yes,

please specify what level and percentage would be appropriate and why.

7.30 When referring to water consumption paragraph 6.1.52 of the Issues and Options
document states that the Black Country does not currently lie in an area of
serious water stress, therefore clear need may be difficult to demonstrate. This
evidence suggests that there is limited or no need to introduce such a policy,
therefore it is not considered that the Core Strategy Review should seek to

introduce water consumption standards for housing development.

Question 99b: Do you think that national access standards for housing
development should be introduced in the Black Country? Yes/No, If yes, please

specify what level and percentage would be appropriate and why.

7.31 The introduction of any national access standards, with the Issues and Options
document referring specifically to Lifetime Homes, again must be based on a
robust evidence base which can demonstrate market demand. It is noted that
Paragraph 50 of the NPPF states that planning authorities must plan for a mix of
housing to meet a range of needs. In the same paragraph, it is later stated that
these must be based on current and future market trends. If Lifetime Home
standards are to be introduced these will therefore need to be based on robust
evidence, to ensure that the standards are not overly onerous and prevent the

delivery of other types of housing which have higher levels of market demand.

Question 99c: Do you think that national space standards for housing
development should be introduced in the Black Country? Yes/No,; If yes, please

specify what level and percentage would be appropriate and why.

7.32 As reiterated throughout these representations, it is not considered that a blanket
approach of prescriptive standards across the Black Country allows sufficient
flexibility to assess local market and site considerations in an appropriate
manner. Whilst it is recognised that space standards can be an important tool to
ensure that high quality of homes are delivered, we agree with the sentiment
expressed in the recent Housing White Paper. The Paper explains that the
government are concerned that a one size fits all approach may not reflect the
needs and aspirations of a wider range of households. The White Paper also

states that the Government will be undertaking a review of the Nationally
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Described Space Standards. It is suggested that the Core Strategy Review should
await the outcome of this national review of national space standards, to ensure
compliance with national policy and to ensure that the most appropriate approach

to space standards, if required, is taken.

Question 99d: Do you think that the standards should be different for brownfield

and greenfield sites? Yes/No; If yes, please explain how and why.

7.33 As discussed above, prescriptive standards do not always allow sufficient
flexibility for local market needs, so we would not advocate a blanket approach of

different standards to brownfield and greenfield sites.

Open Space, Sport and Recreation

Question 102a: Do you support the proposed changes relating to open space,

sport and recreation? Yes/No; If no, please explain

7.34 Paragraph 6.1.60 of the Issues and Options paper outlines how adopted Policy
ENV6 creates the framework for open space policies at the local level. The Issues
and Options paper outlines how this is in line with national guidance, and that it is
proposed to retain this policy and update some references in the supporting text
to reflect changing circumstances. It is agreed that the local level remains the
appropriate place to set open space policies, and that Policy ENV6 should

continue to endorse this approach.
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8.1 Bloor Homes has acquired an interest in a number of sites that are geographically

8. CONCLUSION

well related to the Black Country Major Urban that would constitute sustainable
development and would assist in meeting housing needs arising within the Black

Country and the wider Greater Birmingham Housing Market Area.

8.2 Bloor Homes fully support the Black Country Authorities’ decision to review the

currently adopted Core Strategy, however wish to raise the following concerns:

e Whilst the OAN is generally appropriate as a starting point, a number of
concerns have been identified with the SHMA and it is recommended that it is
updated to address the issues raised. Further, evidence is awaited with
regard to unmet need in the wider HMA. Once this has been concluded, the
Black Country authorities can arrive at an appropriate dwelling requirement

for the Black Country, subject to any changes to national policy.

e It is acknowledged that the housing land supply in the Black Country has not
yet been identified as the authorities need to undertake further work upon
receiving the Call for Sites submissions. After which, the shortfall in housing

supply can be confirmed.

e It is welcomed that the Black Country authorities acknowledge the need to
remove land from the Green Belt to meet emerging development

requirements and that a Green Belt Review is soon to be prepared.

e In terms of selecting sites for development, it is advised that a range of types
sites, of different sizes, in different locations need to be identified to be in the

best possible position to deliver the dwelling requirements.

8.3 Bloor Homes looks forward to engaging with the Black Country Authorities and
providing additional information, as required, to assist the Council in progressing

the preparation of an up to date Local Plan.
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1.1

1.2

Introduction

The purpose of this report is to review the housing evidence base that supports
the proposed Issues and Options within the Core Strategy. The reports
considered in this paper includes:

- SHMA Part 1 (Section 2)
- SHMA Part 2 (Section 3)
- Housing Background Paper (Section 4)

The conclusions of this paper, summarised in Section 5, will be fed into the
representations to the Issues and Options Core Strategy Review.
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2.1

2.2

2.3

2.4

2.5

Black Country and South Staffordshire Housing Market Area Report,
March 2017 (PART 1)

Introduction

The SHMA prepared has been prepared by PBA, which is the same author of the
Greater Birmingham Strategic Housing Needs Studies (SHNS). Whilst this
approach is supported for consistency, the methodology used by PBA has
previously been subject to come criticism. In addition, it is considered the evidence
is not sufficiently transparent and, accordingly, it is difficult to appropriately review
the assumptions used and results generated. Such concerns are set out within this
report.

Housing Market Area

In terms of establishing the SHMA, reference is made back to the conclusion of the
SHNS, which confirmed this (the Black Country and South Staffordshire) as an
appropriate sub housing market area of the wider Greater Birmingham HMA. 1Itis
understood that the SHMA has been prepared covering the sub area to inform the
Issues and Options Review of the Black Country Core Strategy. Whilst this is
appropriate to identify local needs, there is concern that there is not a SHMA for
the HMA, as required by the NPPF and Planning Practice Guidance, over the same
time period.

As there is not a wider strategic plan to apportion dwelling requirements across the
HMA and nor is there a memorandum of understanding agreeing a dwelling
distribution, there is concern that if smaller/ sub areas prepare their own evidence
based on different timescales some unmet need may be lost. It is welcomed that
the Black Country authorities have taken matters into their own hands by
commissioning evidence to allow the Core Strategy to be reviewed, however, it is
important that the other authorities also commit to preparing a full HMA, which
includes the latest demographic data and extends to 2036 and beyond where
possible.

Demographic Change

It is pleasing to note that following many years of decline, the Black Country is now
growing. This is potentially due to both the policy shift in limiting development in
rural areas and focusing growth on the MUA and also as a consequence of not
enough homes being built in the West Midlands, due to a policy vacuum as a result
of national changes and the economic recession, which has meant that households
are out priced from more desirable areas of the West Midlands and, therefore,
choosing to remain in the Black Country.

It is noted that between 2001 and 2011, there was positive natural change of circa
30,000 people for the HMA overall, although it should be noted South Staffs bucks
the trends and has negative natural change.
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2.6 In terms of net migration for the same period, domestic outflows totalled 35,400
and international inflows totals 37,000, resulting in almost no net change. In
addition, there was a UPC change of +30,000 people. The report justifies the use
of UPC on the basis that there were discrepancies in migration.

2.7 It is understood that the Strategic Housing Needs Study for the Greater
Birmingham HMA included different scenarios for the HMA as a whole, which
counted and discounted UPC. The Inspector for the Birmingham Local Plan
considered a scenario excluding UPC as appropriate. Clearly, this approach differs
to that proposed in this SHMA and it is unclear if there are any wider implications
of this. It is agreed that circumstances relating to UPC differ in each location,
however, there is concern that as a full SHMA has not been undertaken the
individual circumstances have not been appropriately considered.

2.8 It is identified that population growth between 2011 and 2014 was 20,400 and
there was other additional growth, which was as a result of a new prison opening
in South Staffs. It is suggested that, as prison population is institutional, this
growth is not included in future growth projections. This approach is supported as
these people will not occupy dwellings as such.

2.9 The report reviews the 2014 Based Projections and identifies that it includes
increased levels of domestic net migration than the previous vintage (which was
used in the SHNS). The projected population growth using 2014 Based data,
between 2014 and 2039, is 165,300 for the sub area.

2.10 There is positive natural change for all authorities except for South Staffs. It is
noted that this is due to there being an aging population in South Staffs. The rate
of population growth is largely in line with past trends and the majority of growth
is the elderly population.

2.11 It is noted that the 2014 Based Household Projections show household growth of
89,000 or 3,550 per annum between 2014 and 2039. This in our view provides the
baseline projection as it is based upon short term past trends.

2.12 It is welcomed that two further alternative long term projections have been
prepared: one takes account of 2014 MYE and a ten year trend period of 2004 to
2014; the second takes account of 2-15 MYE and uses a ten year trends period of
2005 to 2015. Both include UPC. There is concern, however, that in future testing
of past trends a longer period of say 15 years should be used now as this takes
account of a balanced period of economic prosperity and decline. Given that
migration trends are quite volatile to economic changes, it is appropriate to
consider the implications arising from a neutral period (i.e. where equal economic
experiences are felt). It is considered that a 15 year period to 2015 accounts for
7 years pre recession and 7 years post recession.
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2.13 The two alternative projections identify a greater dwelling requirement circa 100
dwellings extra than the 2014 Based Household Projections per annum. It is
supported that considerable weight is given to the alternative 2014 based
projection as the demographic starting point, however, as advised above there is
concern that this period of past trends is mainly made up of a period of negative
or poor economic growth. Should over the proposed plan period economic
circumstances improve and be sustained, which is possible given that the plan
period extends to 2036, there is concern that the dwelling requirement may be
insufficient to meet dwelling requirements.

2.14 In terms of the household representative rates, it is unclear if any changes have
been made as a result of considering the Stage 1 and 2 data sets. Further clarity
is required in this regard.

2.15 Further, it would be expected that the demographic modelling methodology would
include appropriate adjustments to allow for households in a particular age
category (25-34 and 35-44) that have been constrained, as a result of high house
prices, to form. There does not, however, appear to be any such adjustment and
accordingly these households will remain constrained and their needs will not be
met.

2.16 Itis unclear what level of vacancies have been applied to determine the number of
dwellings appropriate for each local authority area. There are a number of different
ways household can be converted to dwellings and it is, therefore, appropriate that
the method is transparently set out. It is advised that the percentage of vacancies
identified by the 2011 Census should be applied for each LPA. Where the
percentage is below 3%, the figure of 3% should be maintained as this has been
previously recommended by the National Housing and Planning Advice Unit as an
appropriate level to allow the housing market to function effectively.

2.17 Itis identified, however, the larger SHNS uses a 2012 based demographic starting
point and therefore there is a need to address any unmet need arising between
2011 and 2014. A under supply and ‘gap’ of 2,689 dwellings is added to the
starting point, which is proposed to be added over the plan period (i.e. before
2036). A phased approach was considered, however, this was considered a ‘policy
on’ mater. Although it is suggested that weight should be given to frontloading the
supply of sites where possible.

2.18 It is supported that the SHMA is seeking to ensure that any dwelling requirement
is not lost from the overarching SHNS, however, it is suggested that this unmet
need should be provided for early to allow those households form as they were
projected to, alternatively such households will remain as concealed or in shared
accommodation, which is determinantal to their quality of life. Further
consequences are that the reduced supply to meet the increasing demand will
inflate house prices and, accordingly, households may choose to move elsewhere
to locations where there are available homes that are affordable. Clearly, out
migration of people due to a shortage of homes, will not assist to grow the local
economy in accordance with aspirations.
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2.19 In terms of bringing land forward for development as part of the Black Country
Core Strategy Review, it is appropriate to ensure that as many sites as possible are
encouraged to come forward for development immediately, where there are no
barriers to implementation. Indeed, for any strategic sites, given the lead in times
required to prepare and determine planning applications, these must be planned
early to ensure that they are entirely built out in the plan period and fully contribute
to the dwelling requirements.

Market Signals

2.20 With regard to considering if further adjustments are to be made to the
demographic requirements, the report considers market signals. It outlines that:

- in terms of completions there is a similar profile to national following economic
cycle;

- for house prices house price change was close to national trend until 2007, but
in the recession it fell faster than the national figure, and in the recovery it has
not caught up with the national trend, however, they out performed
comparators. House prices in South Staffordshire were highest in HMA;

- in respect of affordability, the Black Country is far more affordable than
England, however, South Staffs is different but an improvement in affordability
between 2012 and 2013;

- for rents, the national average was higher than the study area and there has
been marginal increases locally except in South Staffs which has increased at
twice the rate;

- in terms of overcrowding, this is relative to the national average;

- for concealed households, similar number of concealed than the regional
average.

2.21 The report concludes, there is no evidence that housing has been undersupplied or
that planning has been particularly restrictive to justify an uplift in demographic
projections in the Black Country, however, an uplift is suggested for South Staffs
(LPA breakdowns and summaries are provided).

2.22  The conclusion states that there is no evidence housing has been undersupplied.
This statement is factually untrue, particularly in light of the ‘gap’ identified above,
as we are experiencing a housing crisis as set out in the NPPF. Simply because the
Black Country’s indicators are in line with the regional and national level of overall
under provision, does not mean that there is not an excessive need. It is wrong to
state that there is no evidence of housing undersupply and, accordingly, the
application of an uplift for the Black Country should be reconsidered.

Jobs and Houses

2.23  With regard to considering jobs and houses, three economic projections have been
tested. It is concluded that there are no suggestions from any of the data that the
area needs a larger labour force to meet the economic requirements. The Oxford
Economics model does support, however, market signal adjustment for South
Staffordshire on the basis that it indicates that more residents would prefer to live
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(but not work) there. It is concluded that a 25% uplift should be applied to the
demographic starting point and added under supply for South Staffs.

2.24  As highlighted in response to previous PBA Reports, which examine the relationship
between jobs and homes, there are concerns that the model used does not strictly
follow the advice set out by the Planning Advice Service, which was ironically
prepared by PBA. Firstly, in respect of the Experian model, the population is set to
the SNPP and, consequently, it is understood that commuting levels and working
ages flex where necessary to ensure the economic needs are met. Very limited
information is provided for all of the variables and it is difficult to understand the
changes taking place. There is concern that as the model cannot be transparently
scrutinised it cannot be objective.

2.25 In terms of the Oxford Economics projections, generated from the West Midlands
Combined Authority model, it is outlined that the trend based projections generate
a higher dwelling requirement than that arrived at from the job growth forecasts.
This is largely because the jobs growth forecasts are very low. The report does not
state what date the Oxford Econometrics forecasts were taken from and it could be
that there is more recent information. As suggested in the Issues and Options
Report, the economy has faired better than anticipated and hence less employment
sites than expected came forward for development. It is unclear whether this has
been picked up in the forecasts. There is concern that the data is potentially a
number of years old and may be out of date. Clarification of the vintage of the
data would be helpful.

2.26  Clearly, these scenarios are based on a ‘policy off’ position and accordingly do not
reflect improved economic ambitions for the future. In light of this, it is appropriate
that further testing takes place to consider the dwelling requirement of a more
aspirational economy. It is acknowledged that Appendix B includes an analysis
based on the outputs of the Strategic Economic Plan, whilst this is useful there are
a number of assumptions used due to the inability of the model to provide detailed
age/ sex break downs and accordingly generate the number of dwellings required
to meet the needs of that population. There is concern that this assessment based
on quite broad assumptions is insufficiently accurate that further modelling should
be used to appropriately identify ‘policy on’ implications.

Conclusion

2.27 To conclude, the demographic starting point is 80,055 dwellings between 2014 and
2036. An adjustment of an additional 2,689 dwellings is suggested over the plan
period to account for the previous shortfall. In addition, to account for market
signals it is suggested that an additional 25% uplift is applied.

2.28 The recommendations suggest that 84,123 homes are provided for between 2014
and 2036, which is 3,824 dwellings per annum. As highlighted above, based on
the scenarios tested, this is considered to be a reasonable starting point, however,
there are concerns in relation to the methodology and a further alternative scenario
should also be tested to identify implications of a longer term trend that
incorporates experience from both periods of economic prosperity and decline. If
such recommendations are applied it could well result in an increased dwelling
requirement.
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2.29 It is suggested that the LPAs may consider front loading the housing requirement
to address the undersupply more rapidly. This suggestion is very much supported
and it is advised that the Black Country Core Strategy Review does all it can to
urge the early delivery of housing, particularly as this will plug any gaps arising
whilst larger sites are coming forward.

2.30 Itis suggested that by providing a 25% increase to the OAN for South Staffordshire
in response to providing sufficient labour to meet economic needs the OAN for the
Black Country may need to be reduced so not to be counted twice. Taking the
economic argument out of the equation, an uplift was applied to South Staffs in
response to market signals on the basis that it is becoming less affordable. Based
on this scenario, there is no double counting as the additional uplift is to take the
pressure off existing housing market (i.e. providing more supply to meet the high
demand). By simply providing for future needs on a one home for one household
basis, this will not dilute the pent up demand nor impact on house prices. Given
this scenario, it is suggested that a reduction of the Black Country OAN, in place of
the uplift in South Staffordshire, will simply result in unmet need in the Black
Country, which could be transferred to South Staffordshire but provide no slack. It
is therefore suggested that the South Staff uplift is maintained and there is no
reduction to Black Country OAN.

2.31 It is disappointing that the SHMA does not consider the affordable housing and
whether any uplifts to OAN are required. Whilst this is a ‘policy on’ adjustment it
is appropriate to know as part of the SHMA what the implications are. Itis advised
that the SHMA is updated to incorporate this.

2.32 With regard to unmet cross boundary need, it is suggested that in setting housing
targets, there is scope for South Staffs to offset some of its unmet need against
their recommended market signals adjustment. It is further suggested that
migration flows from other areas outside the HMA may be stronger than assumed
in the base projections, however, all migration should be picked up in the
projections and, as highlighted above, this additional allowance is to provide slack
in the housing market that will allow existing concealed/ shared households to form
and potentially prevent house prices from increasing at the faster rate identified.
It should, therefore, not form part of any unmet need from outside the HMA.
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3.1

3.2

3.3

3.4

3.5

3.6

3.7

3.8

Strategic Housing Market Assessment, June 2017 (PART 2)
Introduction

It is welcomed that the Black Country authorities have undertaken this second
stage of work looking at the needs for all types of housing, including affordable
housing and the needs of different groups in the communities.

Socio Economic Context

The statistics identified in this section is factual and, therefore, no comments are
offered in respect of this section.

The Cost and Affordability of Housing

The costs and affordability of homes is noted and there are no comments offered
in respect of this section.

Type and Tenure of Future Housing Need

It is unclear if the data relied upon to determine the future requirements for homes
is that, which has been generated by the preferred scenario identified in the SHMA
Part 1. It is advised that, where possible, such data is used to identify the size of
future households likely to arise over the plan period as opposed to potentially
using other sources. It is, therefore, more likely that needs will be met.

Further, in paragraph 4.6 there are references to adjustments made to counter the
existence of overcrowding. Such changes were not documented within the SHMA
Part 1.

In terms of suggested household size requirements, it is interesting to note that
for the ‘owner occupied’ category the need is mostly for larger three and four
bedroom properties. There is concern that given the density and other proposed
policies to improve the efficiency of land will restrict the delivery of larger homes
and as a result needs will not be met.

Finally, whilst it is useful to know the likely size and tenure dwelling requirements
of arising households, the Black Country authorities should not include any
prescriptive policies requiring a particular split as the circumstances for each site
vary and it is therefore appropriate to consider dwelling size and type on a site by
site basis.

It is important that the level of affordable housing identified as necessary is tested
against the dwelling requirement to determine if the delivery of these affordable
homes is viable. It is important that the policy initiative to deliver affordable
housing does not compromise the delivery of housing overall, otherwise it would
be contradictory to the policy provisions of the NPPF.
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Requirements of Specific Groups of the Population

3.9 As highlighted above in respect of the size and tenure of homes, whilst it is useful
to be aware of the requirements of specific groups of the population, it is important
that this information is not used to determine overly prescriptive policies. As
highlighted above, the circumstances of each site vary and it is important that there
is flexibility to meet market requirements based on needs in that particular location
in order to deliver mixed sustainable communities.

Conclusion

3.10 Within the conclusions for each of the Black Country authorities it is explained that
vacancy rates are applied to the number of households required in order to
generate the number of dwellings. Firstly, it is unclear what the source is for
identifying vacancy levels. In the case of South Staffordshire, for example, it is
suggested that a rate of 2.6% is applied, however, it is widely recognised that a
3% vacancy rate is considered to be the ideal level of vacant homes to allow for
transactions, for homes to be renovated. It is therefore advised that a minimum
of 3% or higher should be used, when applying a vacancy rates.

3.11 It is helpful that the SHMA has identified the relevant affordable housing
requirement for each of the individual authorities. It is, therefore, considered that
this District level data should be used in preparing an affordable housing
requirement reflective of the different level of need. This will ensure that more
affordable homes are provided in the locations where they are needed. Further,
such affordable housing levels should be tested to ensure such a level is viable and
deliverable and that the overall delivery of homes will not be compromised as a
consequence of the planning obligation.

3.12 As highlighted previously, it is important that the proposed policies are not too
prescriptive in relation to housing type, tenure and size in order to allow the
characteristics of each location to be taken into account.
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4.1

4.2

4.3

4.4

4.5

4.6

Housing Supply Background Report, July 2017

It is noted that the work is preliminary and that a more detailed consideration of
sites will take place in 2017/ 2018 to further identify the housing land supply
available to contribute to meeting the housing requirements of the Core Strategy
Review. Initial comments in response to the evidence presented is, however,
provided below.

Evidence, Assumptions and Allowances

The methodology of the SHLAAs are currently predicated upon the strategy of the
existing Core Strategy. Given that the strategy is likely to change as a result of
the requirement for more land to meet the increased dwelling requirement, the
methodologies should also be more flexible to maximise opportunities, but also
remain realistic in respect of the delivery of the development opportunities
identified. Detailed comments are provided below.

Discount Rates

A 10% discount rate was applied to sites which were commitment in 2009 and a
rate 15% was applied to unidentified sites that were expected to come forward
within the regeneration corridors or freestanding employment sites. It is unclear
as to whether these remain appropriate. As set out in the Core Strategy Review,
a number of sites, particularly employment sites, have not come forward as
anticipated and, therefore, discounting rates may need to be revised to be more
realistic — especially for sites that are occupied.

It is suggested that the Councils undertake further work examining past trends of
non implementation of different categories of sites to determine the correct level
appropriate to the area and circumstances. This evidence based approach is
considered to be the most robust and sound way to identify discount rates.

Further, as recommended by the Local Plans Expert Group, an additional land
supply buffer of 20% is suggested to be provided as a contingency mechanism for
scenarios where there is a deficiency in delivery. Should this approach be adopted
as advised, there may not be a need for discounting as set out above. It is
proposed, however, that given the delivery difficulties experienced previously in
the Black Country an increased buffer of 25% should be applied in place of the
20%.

Demolitions

It is identified that assumptions relating to demolitions over estimated the
reduction in housing stock as a result of urban renewal. It is unclear whether there
are any further urban renewal schemes which are to take place over the new plan
period. If so, where possible, demolitions arising from these should be identified
on a site by site basis, rather than applying assumptions, to ensure lost dwellings
are accurately identified.
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Density

4.7 As set out the adopted Core Strategy identifies that sites of 15 homes or more to
achieve a density of 35 dwellings per hectare (DPH), net of open space and major
roads. The policy also requires developments of 60 dph or more to be located in
the strategic or town centres, and for other high density developments (45-60 dph)
to have good access to residential services by foot or public transport. It is
understood that this policy approach is applied to sites in the HSLA to calculate the
number of dwellings that can be accommodated on each site.

4.8 Whilst the principle of this is sound, there is a need to ensure that the assumptions
do not over estimate the yield of sites, particularly in locations of the Black Country
where there is an opportunity to diversify the existing housing mix through the
provision of lower density family homes. It is appreciated that there is a need to
deliver an efficient use of land, however, there is an over provision of particular
types of homes in certain locations, which has led to wider social issues.

4.9 Further, on a separate matter, since the recession the apartment market has
suffered, particularly given the amount of upfront investment required to deliver
such schemes. In light of this, sites that were originally identified for higher density
homes may not come forward as originally envisaged. It is important, therefore,
that such schemes are reassessed and a more reasonable and deliverable level of
homes is identified and counted within the SHLAA and Housing Trajectory.

Windfall Allowances

4.10 A windfall allowance is generally accepted in respect of small sites as it is impossible
to identify many of these as some will arise through the general churn of land. A
figure of 6% of the total housing supply from the Core Strategy or 418 homes as a
windfall allowance for small sites of less than 15 homes was considered to be
acceptable by the Inspector.

4.11 It is welcomed that small sites have been defined as sites of 9 homes or less in
accordance with the Housing White Paper. This clarification has reduced the
threshold for windfall sites, which was previously less than 15 homes. This change
will help to identify more sites within the SHLAA and provide more certainty to the
housing land supply and is supported.

4.12 As a consequence of the change in threshold, an allowance based on a proportion
of the overall dwelling requirement should be amended as, accordingly, less homes
will come forward. It is suggested that historic trend information is obtained for
sites of 9 or less in order to identify the average number of homes that have come
forward and a proportional split can be determined thereafter.

4.13 Itis recognised that larger windfall sites do also arise, however, these are less able
to predict and we would express caution over using past trends to identify future
supply from this source.
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Surplus Employment Land

4.14 The existing strategy relies on a large proportion of land for housing to be provided
through the redevelopment of employment land, however, it has been identified
that there is a need to increase the employment land over the period to 2036. It
further states that it could require the retention of more of the existing employment
land that may have been expected previously to be released for housing.

4.15 Whilst it is acknowledged that a review of the quality of employment sites has been
undertaken. It is known from developers active in the Black Country that there are
a number of sites that are currently vacant with employment land designations.
These sites have been advertised, however, there has been no interest. In light of
this, it is recommended that the Black Country authorities reconsider land
allocations for sites that are not fit for purpose in their current use. Accordingly, it
may be the case that employment development would be better located on new
sites.

Current Identified Housing Supply 2006-26

4.16 It is reassuring that the Black Country has planned for the dwelling requirements
well in providing a total housing supply some 7% in excess of the dwelling
requirements. As set out above and in the accompanying representations the Local
Plans Expert Group’s recommendation, which is to have a 20% buffer of land supply
over and above the dwelling requirement identified, should be adopted. Given the
challenging market conditions in some areas of the Black Country, it is considered
that such an approach would be beneficial to provide a contingency for when
particular sites are stalled due to unforeseen circumstances. Indeed, the buffer
could be increased to 25% to adopt a cautious, yet reasonable, approach.

4.17 Interms of the five year land supply calculations, it is suggested that there is a five
year land supply based on both the adopted Core Strategy dwelling requirement
and the emerging SHMA 2017 annualised requirement. There is no information/
method as to how this has been calculated and what level of buffer has been applied
if any. This needs to be taken into consideration when determining the five year
land supply positon and transparently set out.

Potential Changes to Housing Supply 2016-36

4,18 It terms of the suggested housing capacity from Walsall Town Centre, as
highlighted above in relation to densities, there is concern that it is more
challenging to bring forward apartment development and accordingly the
authorities should be cautious when identifying number of homes that can be
delivered.

4.19 With regard to reducing discount rates, it is welcomed that research is ongoing to
determine whether the rates remain appropriate. It is considered that the rates
should not be reduced unless there is evidence to support it. It is recognised that
the implementation of the Core Strategy was impacted by the recession, however,
the housing market in some areas of the Black Country remains challenging and it
is appropriate to retain contingencies to account for this.
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Potential to Increase Densities

4.20 As highlighted above, there are concerns with regard to increasing densities. It is
welcomed that work has been carried out to review the historic and current density
rates. Looking at the results, although the same period is small, it appears that
higher densities were achieved in earlier years, however, more recently, densities
are lower. Indeed, the research based on current commitments also reflect the
current trends for more lower density development. This data reflects concerns
identified above relating to the apartment market and difficulties associated with
bringing these sites forward.

4.21 In paragraph 4.19 it is suggested that if density policies could be changed to raise
the minimum density requirement to 40 dph instead of 35dph. This, however, is
clearly a matter for further consideration as part of the Issues and Options Core
Strategy Review. There is concern that applying a blanket density requirement
will, on a number of sites, lead to new developments that are potentially out of
character with the local environment and result in the delivery with more smaller
dwellings in an attempt to get more homes on the land. It is suggested that the
Black Country authorities remain consistent with national density requirements and
that higher densities should be encouraged in more accessible locations, however,
there should be flexibility for each site to be considered on its own merits.

Small Site Windfall Allowance (<10 homes)

4.22 As highlighted above, it is understood that the small site threshold has changed
from 15 dwellings to 9 dwellings, however, the allowance has not changed to reflect
this lower threshold. It is advised that the allowance is amended to be reflective
of evidence of windfalls under 10 dwelling. The additional 4,990 homes over 10
years is, therefore, likely to be less.

Large Windfall Sites (10+ homes/ not currently employment land)

4.23 Again, as identified above, given that all sites that are likely to come forward for
development should be identified within the SHLAA, it is considered that large
windfall sites should be minimal. In addition, the authorities updated the SHLAA
on an annual basis and therefore new sites should be captured. In addition, there
is a finite supply of such land and accordingly it cannot be relied upon heavily as
there is concern the sites coming forward will reduce.

4.24 It is welcomed that the allowance for large sites is half of current rates, however,
there remains concern that the delivery of this land is not certain. It is advised
that the Councils do not rely on this source as a component of supply and that it is
a bonus to the supply should opportunities come forward.

Occupied Employment Land

4.25 As highlighted above, to implement the findings from the qualitative assessment
of employment land to ensure that it is fit for purpose and when it does not meet
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future employment needs it should be transferred to a more compatible use. It
may be the case that new land outside the urban area may be appropriate for
employment land. The qualitative assessment will assist to define an appropriate
employment land strategy.

4.26 Conversely, some sites that have been identified for housing remain in employment
use and are actively occupied. It may be the case that some existing sites assigned
for housing remain as employment land. Again, the qualitative assessment will
assist in identifying this.

Other Sources

4.27 In terms of releasing open space for housing, evidence would need to demonstrate
that change the use is acceptable in planning terms.

Summary

4.28 Itis concluded that through changes to the methodology, additional supply can be
found, however, there are a number of concerns relating to these changes as
identified above. Whilst more homes would be delivered, there are potentially other
detrimental and undesirable consequences that could occur. It is important,
therefore, that the Black Country authorities consider the wider implications of the
changes proposed.

Conclusions

4.29 There is clearly a significant challenge in finding sufficient sites to meet the arising
need for homes identified by the 2017 SHMA. Whilst it is commendable that the
Black Country authorities are attempting to maximise the housing land supply from
existing sources in the urban area, there is concern that there are wider policy
implications for increasing densities, relying on large windfalls and sites in other
uses. It is suggested that the Councils need to review the suggested changes in
the Housing Supply Background Report in the context of the responses to the
Issues and Options Core Strategy Review and other policy matters, as well as
undertake more work on certain policy aspects as suggested to ensure the strategy
is deliverable and ultimately a successful plan for growth.
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5.1.

5.2.

Overall Conclusion

In summary, the evidence has identified that there is a challenging dwelling
requirement in the sub HMA, that the is a need for affordable homes that is likely
to be met through the dwelling requirement and that there are limited urban sites
to accommodate additional homes. This evidence clearly identifies the need for a
Green Belt Review, to find out if land outside the urban area and inside the Green
Belt could come forward to assist in meeting the dwelling requirements. If there
are insufficient sites within and outside the urban area, it is possible that some of
the unmet needs are exported outside of the Black Country but within the sub HMA
and other potential locations considered thereafter.

Finally, a number of queries/ suggestions have been made in respect of how the
evidence has been prepared/ or is to be taken forward. It is recommended that
this advice is taken on board in order to ensure the Core Strategy Review is sound
in accordance with the NPPF requirements.
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