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Development of Options for the West Midlands RSS in Response to the NHPAU Report

Executive Summary

Introduction

This study considers how the housing supply range for the West Midlands identified by the National
Housing and Planning Advice Unit Report (NHPAU) could be delivered in the West Midlands. It
considers a range of options and presents three potential growth scenarios proposing between
417,100 and 445,600 housing units up to 2026. These represent housing allocations which build
on and are between 51,500 and 80,000 higher than the draft West Midlands Phase 2 Regional
Spatial Strategy Revision.

The study has involved:

i) The development of nine initial options;

i) Testing these nine options in terms of their physical impacts, delivery risks and performance
against RSS, PPS3, and the Housing Green Paper;

iii) A Sustainability Appraisal (SA) and appropriate assessment in line with the Habitats
Regulations;

iv) Engagement with stakeholders through meetings with local authority representatives, other
agencies, developers and infrastructure providers; and

V) Formulation of three potential scenarios derived from analysis and feedback in relation to the
nine options.

The status of this report and associated assessments and appendices is the output of independent
consultants working to a brief set by Government Office for the West Midlands (GOWM). The report
does not represent the formal position of Government, which will put forward its own evidence in
due course, taking account of the material within this document, and other material considerations.

This Executive Summary is presented under the following headings:

. Key Findings and Potential Scenarios;
° Background and Approach;
. Generating Options;

. Appraisal of Options.

Nathaniel Lichfield and Partners 1
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Key Findings and Potential Scenarios

The report evidences these key findings and outlines how the evidence and analysis pointed to the
three potential growth scenarios outlined below. The scenarios emerged from considering the
potential for each local authority/core strategy area to accommodate additional housing growth,
within the broader context of how additional growth sits within the objectives of RSS and need to
minimise risks of non-delivery.

These scenarios are presented as potential scenarios, none should be considered as the
‘preferred’ option for the Region or as the optimum outcome. This will depend on the choices made
on a wide range of issues. However, they do represent NLP’s view on choices that could be a
good fit with existing policy, aligned to reducing the risks of non-deliverability.

2 October 2008



Development of Options for the West Midlands RSS in Response to the NHPAU Report

Scenario 1: South East Focus

Scenario 2: Spreading Growth

Scenario 3: Maximising Growth

Nathaniel Lichfield and Partners

Additional growth focused in the
south east of the region and in the
rural west

51,500 additional units

417,100 net additional dwellings
up to 2026

New settlement in Solihull District

Links housing growth to economic
growth

54,000 additional units

419,600 net additional dwellings
up to 2026

South East focus but also
capitalising on capacity for
growth in North Staffordshire
(which sits in a separate sub-
regional market) and Telford and
in the rural west

Links housing growth to economic
growth and areas of additional
capacity and regeneration, with a
spread across housing market
areas.

80,000 additional units

445,600 net additional dwellings
up to 2026

Additional growth across a range
of locations including around the
Metropolitan MUA, Staffordshire,
Telford and in the rural west to
address affordability issues.

Focuses growth in areas of
economic growth, affordability,
capacity and regeneration, across
a range of housing market areas.
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1.7 The main body of the report provides further detail on how these scenarios were arrived at,
alongside the testing of the nine options and analysis of some of the key issues and scenarios.
Table 1.1 below shows how the three potential scenarios compare in terms of housing numbers.

Birmingham 50,600 10,000 60,600 10,000 60,600 10,000 60,600
Coventry 33,500 0 33,500 0 33,500 0 33,500
Black Country 61,200 0 61,200 0 61,200 0 61,200
Solihull 7,600 13,000 20,600 5,000 12,600 10,000 17,600
Metropolitan Area

Total 152,900 23,000 175,900 15,000 167,900 20,000 172,900
Shropshire 25,700 1,900 27,600 1,900 27,600 1,900 27,600
Telford and Wrekin 26,500 0 26,500 5,000 31,500 10,000 36,500
Staffordshire (excl.

North Staffs) 49,200 0 49,200 4,000 53,200 8,000 57,200
Cannock Chase 5,800 0 5,800 0 5,800 0 5,800
East Staffordshire 12,900 0 12,900 2,500 15,400 5,000 17,900
Lichfield 8,000 0 8,000 0 8,000 0 8,000
North Staffordshire 17,100 0 17,100 6,000 23,100 6,000 23,100
South Staffordshire 3,500 0 3,500 0 3,500 0 3,500
Stafford 10,100 0 10,100 1,500 11,600 3,000 13,100
Staffordshire

Moorlands 6,000 0 6,000 0 6,000 0 6,000
Tamworth 2,900 0 2,900 0 2,900 0 2,900
Warwickshire 41,000 14,500 55,500 12,500 53,500 19,500 60,500
North Warwickshire 3,000 0 3,000 0 3,000 0 3,000
Nuneaton and

Bedworth 10,800 0 10,800 0 10,800 0 10,800
Rugby 10,800 5,000 15,800 3,000 13,800 5,000 15,800
Stratford-on-Avon 5,600 4,500 10,100 4,500 10,100 4,500 10,100
Warwick 10,800 5,000 15,800 5,000 15,800 10,000 20,800
Worcestershire 36,600 10,900 47,500 8,400 45,000 13,400 50,000
Bromsgrove 2,100 5,000 7,100 5,000 7,100 7,500 9,600
Redditch 6,600 0 6,600 0 6,600 0 6,600
South

Worcestershire 24,500 5,500 30,000 3,000 27,500 5,500 30,000
Wyre Forest 3,400 400 3,800 400 3,800 400 3,800
Herefordshire 16,600 1,200 17,800 1,200 17,800 1,200 17,800
MUAs 169,100 23,000 193,000 21,000 191,000 26,000 196,000
Non-MUAs 196,500 28,500 224,100 33,000 228,600 54,000 249,600
HMAs

North 46,100 0 46,100 10,000 56,100 14,000 60,100
South 53,000 20,400 73,400 17,900 70,900 27,900 80,900
Central C1 69,100 23,000 92,100 15,000 84,100 20,000 89,100
Central C2 58,100 5,000 63,100 3,000 61,100 5,000 63,100
Central C3 97,000 0 97,000 5,000 102,000 10,000 107,000
West 42,300 3,100 45,400 3,100 45,400 3,100 45,400
West Midlands

Region 365,600 51,500 417,100 54,000 419,600 80,000 445,600

Table 1.1: Potential Scenarios - Housing Distribution
Source: WMRA / NLP

' Figures for MUAs total differ between RSS Preferred Option and scenarios due to definition of Newcastle under
Lyme urban area figure within district and North Staffordshire totals.
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Background and Approach

The study flows from the need to meet housing needs and manage the impacts of new
development in the West Midlands region. The West Midlands Regional Assembly (WMRA), in
arriving at the Preferred Option for delivering 365,600 net additional homes by 2026, concluded
that this level of provision struck the right balance between housing need and the overall objectives
of the RSS, notably the need to achieve urban renaissance. Baroness Andrews, in her letter (7
January 2008), expressed concern that the RSS Phase 2 Revision was not making provision for
sufficient housing, because of the challenge set down in the Housing Green Paper and the level of
housing indicated for the region in the initial advice from the NHPAU.

The NHPAU Supply Range, published on 26 June 2008, provides the parameters for housing need
to be tested through the study — it indicates the potential need for between circa 377,000 and
447,000 new dwellings in the RSS period (with some uncertainty due to the base date of RSS and
the NHPAU being different). On this basis, the options tested as part of the Study look at how it
might be possible to deliver between circa 12,300 to 80,700 more dwellings than are proposed by
the RSS Phase 2 Revision Preferred Option.

The purpose of the Study is therefore to develop and then test the options to explore the potential
for increasing the supply of housing in the West Midlands, and what kinds of impacts, risks, and
policy implications are associated with this.

This study does not set out to establish the level of housing need and demand in the region or to
test the appropriateness of the NHPAU'’s supply range as a measure of the housing requirement for
the region. Rather, it seeks to explore whether it is possible to increase housing provision over the
Preferred Option in light of the NHPAU supply range.

Generating the Options

Nine options were generated, combining a mixture of spatial options (ie where new development
might be located) and levels of housing growth (ie how much more housing). The starting point for
generating these options was:

1. The RSS Preferred Option, which flowed from an initial identification of physical capacity for
340,000 units, meaning any additional growth would need to be either greenfield or through
a fundamental shift in land use emphasis within urban areas;

2. The analysis of how the housing requirement for each local authority in the RSS Preferred
Option compared with CLG 2004-based local Household Projections and past build rates;

3. The NHPAU Supply Range, which indicates the need for between circa 12,300 - 80,700
additional dwellings;

4. The overall strategy of the RSS with its identification of Major Urban Areas (MUAs) and
Settlements of Significant Development (SSD) and other policy priorities;

5. The recognition, for example in the Eco Towns Prospectus, that major developments of circa
5,000 units represent sustainable building blocks for investment in infrastructure; and

6. The shortlisted Eco Town locations at Middle Quinton and Curborough.

The options, which took the RSS Preferred Option as a starting point, looked at how additional
growth could be distributed across the region in the form of:

. Additional urban-based growth within the Major Urban Areas (MUAS);

o Urban extensions;
o New settlements; and
. Additional rural housing provision.

Nathaniel Lichfield and Partners 5
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The nine options comprised a mix of:

° Two options at the bottom end of the NHPAU Supply Range (circa 12,300 additional units on
top of the RSS Phase 2 Revision Preferred Option);

. Five options at a mid point of the NHPAU Supply Range (circa 46,500 additional units on top
of the RSS Phase 2 Revision Preferred Option) ranging from focusing growth principally as
urban extensions in the south east of the Region (Option 3), New Settlements (Option 4),
growth on urban sites in the MUAs (Option 5), principally as urban extensions in the north of
the Region (Option 6), and as smaller urban extensions distributed across the Region
(Option 7);

. Two options at the upper end of the NHPAU Supply Range (circa 80,700 additional units on
top of the RSS Phase 2 Revision Preferred Option) with a mix of urban extensions and New
Settlements (Option 8) and through urban extensions and rural housing provision (Option 9).

The purpose of the nine options was to test a series of high level strategic approaches to delivering
the additional levels of development. They are deliberately focused around key settlements and in
some cases span administrative boundaries, resulting in allocations which are sometimes split
across local authorities.

Appraisal of Options

In order to arrive at a series of potential ways forward for the region, the nine options were
appraised against a range of factors:

. Impacts . Delivery Risks
- Transport - Infrastructure Provision
- Community and Social - Transport Infrastructure
Infrastructure B Market Delivery
- Hydrology N Planning
- Landscape

- Public Sector Delivery
- Housing Market

- Economy

The Options were also considered against the RSS Policy Objectives and Government policy for
housing in PPS3 and the Housing Green Paper. Alongside this, the options were appraised in
terms of the Sustainability Appraisal (SA) (taking as its starting point the SA for the RSS Preferred
Option), and a Habitats Regulations Assessment.

The focus of the study, in terms of assessing impacts and risks was to identify the potential
‘showstoppers’ or fundamental barriers that might prevent development from being able to proceed,
rather than identifying every impact or risk. It is clearly recognised that additional development
gives rise to localised impacts and that whilst these can often be avoided or mitigated through
appropriate local planning, it is not always possible to eradicate all impacts. In this context, if higher
levels of housing growth are pursued to address affordability or support economic growth,
mitigation will need to be addressed.

The appraisal considered the nine options in the context of the various broad locations for
additional growth. The appraisal considered a wide range of issues, and in all options there are
potential barriers to additional growth in some broad locations, whether these relate to
infrastructure, market capacity, environmental or other impacts. These impacts should be capable
of being mitigated and therefore not pose a fundamental constraint on additional growth. However
the phasing of growth of some options and locations may depend on the timing of mitigation action.

6 October 2008
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The SA of Housing Options follows the relevant Government guidance in PPS11 and the ODPM
guidance on “Sustainability Appraisal of Regional Spatial Strategies and Local Development
Documents” (Office of the Deputy Prime Minister (November 2005). The SA considers each of the
options for additional housing growth, using the SA of Policy CF3 carried out for the RSS Preferred
Option as the starting point. It identifies to what extent the cumulative effects of each Option and
the Preferred Option would differ to the effects of the Preferred Option in isolation and whether this
would lead to a different conclusion being reached by the SA and accordingly the need for further
or different recommendations.

In this regard, the SA work for this study takes forward the logic applied by the WMRA's
consultants in considering policy CF3. In a small number of cases this logic is not consistent with
the conclusions that NLP has reached in other aspects of the appraisal (and this is generally
highlighted in the SA), but it has been considered important for the SA to have consistency with the
previous work. The SA provides information to support the study and to enable easy comparison
with the preferred option. If any of the options or scenarios are taken forward through the RSS
revision, these would be subject to further SA at the proposed changes stage. A similar principle
applies to the Habitats Regulations Assessment (HRA).

The options were assessed in the context of being net additions to the housing provision proposed
by the RSS Phase 2 Revision Preferred Option, which then impact on the Objectives as a whole.
There was no explicit RSS policy objective directly relating to the requirement for housing provision
to match ‘regional’ housing needs, and the options were therefore assessed against Government
policy in PPS3 and the Housing Green Paper.

Implications for Local Authority / Core Strategy Areas

Table 1.2 below provides a summary of how the appraisal relates to each of the Local
Authority/Core Strategy areas, and shaped the emergence of the three scenarios.

The process of filtering nine options down to three scenarios takes account of:

1. What NLP considers to be the de-minimis nature of the additional ¢.12,300 units to reach the
bottom of the supply range — there are a number of alternative approaches to delivering this
(including Birmingham'’s own proposals in its Core Strategy Issues and Options report, the
Eco Town locations, making additional rural provision) — about which there is little real doubt
over its impacts or deliverability at a regional level;

2. The limitations of New Settlements as a means of delivering a significant proportion of the
additional units for the NHPAU supply range, which means the potential for Options 4 and 8
to make a substantial contribution in this RSS period are limited;

3. The constraints of certain locations (e.g. Cannock and Redditch) to accommodate additional
growth (over RSS Preferred Option) given particular restrictions and impacts;

4. The finite capacity of the market to bring forward major urban-based growth to accommodate
the middle or upper end of the NHPAU supply range, and, in particular the challenge of
securing additional growth in the Black Country, where build rates have been significantly
lower even than the RSS Preferred Option;

5. The differing perceptions on the scale of growth that can be accommodated in different
broad locations. The evidence does not point to the existence of precise ‘tipping points’
above which additional growth is not possible — it is a matter of judgement, taking account of
the scale, impact and deliverability in different broad locations. Analysis and feedback
suggests that, with the exception of the areas identified for rural provision:

i. additional growth, if it was deemed appropriate, would be in the form of major urban
extensions, which if possible and deliverable within the market, should be of sufficient
scale and critical mass to form a sustainable urban extension supporting its own
infrastructure provision (Warwick, Solihull and Telford provide good examples of this
principle);

Nathaniel Lichfield and Partners 7
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some additional levels of growth could be accommodated on urban sites, meaning the
capacity of 340,000 originally identified in RSS is an under-estimate (Birmingham and
North Staffordshire are good examples of this);

in the case of Solihull, one of the scenarios takes forward the concept of a new
settlement, recognising that this form of development should be tested through the
RSS process.

This summary is not intended to be a comprehensive review of every factor of relevance to taking
forward development in any of the broad locations identified. And it is of course open for
stakeholders to adopt different views on what and how particular localised issues and impacts
might influence the approach of the RSS. However, if there is a policy focus on increasing housing
supply, and if the appropriate choices or trade-offs are made, the conclusions of this study are that
the locations identified could in principle accommodate growth above the Preferred Options level.

Locations Tested within Nine Options

Birmingham

Solihull

Shropshire

Scenarios that increased the rate of growth within
Birmingham will address the underlying need expressed by
projections and the growth ambitions of the City, expressed
most recently in the Core Strategy Issues and Options
Report. The infrastructure issues of this growth can be
addressed, but there are undoubtedly risks in terms of
market build rates and securing appropriate sites for new
development in the short term. Annual SHLAA work will
need to ensure that appropriate and available sites are
brought forward to ensure the overall number of units can Yes
be delivered. At the level of 10,000 additional growth, the
Council's Core Strategy Issues and Options report
indicates that this can be achieved without necessitating
Green Belt amendments. However, this is dependent on
suitable and available sites being capable of achieving the
necessary rates of development. If this is not the case,
there could be a requirement to review the Green Belt at
this level of provision.

RSS under-provides against both past build rates and CLG
Projections, so net additional growth could address
underlying need. There is also an underlying ability to
deliver in market terms. Additional growth would
necessitate Green Belt review. There are landscape issues
in some locations but these can be avoided through
appropriate site selection and masterplanning.

There is good accessibility but increasing rail and road Yes
capacity may be required on some rail routes into

Birmingham and in relation to M42 J4 and J6 depending on

the location of development — there is no reason to assume

it cannot be delivered.

There are clearly delivery and market capacity risks for a
new settlement option but in principle they can be
overcome.

The appraisal process indicates that there is widespread
scope for increasing the level of housing provision in the
rural parts of Shropshire, without giving rise to major
issues.

Yes

10,000 additional
units are identified
in each Scenario.
The Council's
Issues and
Options Report
might suggest that
this increase is
feasible but must
be regarded as
carrying some
delivery risk.

The Scenarios
range from major
urban extensions
or linked new
settlements of
circa 5,000-10,000
units (Scenarios 1
and 3)to a
potential free-
standing New
Settlement
accommodating
13,000 new units
in the period to
2026, with
development
potentially
continuing beyond
the RSS period.

Growth of circa
1,900 additional
units across all
three potential
scenarios

October 2008
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Telford and
Wrekin

East Staffordshire

North Staffordshire

Stafford

Although the RSS allocates Telford significantly more
housing than envisaged by the CLG projections and past
build rates, there is underlying potential for additional
development both within the settlement boundary and on
land owned by English Partnerships. Further growth could
support further investment in the town’s retail and other
services and benefit regeneration. Not all additional growth
is likely to require greenfield extension.

Increased rail and road capacity is likely to be required to
address localised congestion. Some water supply and
treatment investment is required. There is no evidence that
additional growth would harm the urban renaissance
agenda.

There are no infrastructure barriers to delivery of housing.
There are potential land and market capacity issues
(particularly for a 10,000 unit increase) which would need
to be overcome by coordinated HCA/new asset based
vehicle interventions.

There is a need to control phased release of sites for
housing to maximise output with delivery plan coordinating
investment in infrastructure. As in other locations phasing
of development may need to await market recovery to fund
infrastructure.

Additional physical capacity is identified in Burton-upon-
Trent SSD and growth associated with supporting
regeneration and economic development activity aligned to
the Growth Point. Potential flood risk issues need to be
managed but there is no indication that this is a
fundamental barrier for further development. There are
localised congestion issues, and need to improve public
transport accessibility into both East and West Midlands
regions. Higher rates of growth (e.g. in Scenario 3) may
trigger market capacity issues, but ultimately phasing
allows for the additional growth to be delivered later in the
plan period.

There is identified additional capacity, and scope to
increase growth to reflect underlying demand and potential
link to economic development objectives, particularly in
Newcastle under Lyme, focused around the Keele
University. Further growth could also be aligned to wider
regeneration across the MUA, with appropriate phasing to
ensure additional supply does not undermine fragile
markets.

There is a need for some infrastructure investment,
including investment in bus services, and water
supply/treatment measures. However, there are no major
risks to delivery.

Some scope to increase growth in SSD, although location
would need to focus more towards the south given need to
minimise risk of any impact on North Staffordshire market.
Some local transport impacts could require mitigation,
including scope to lengthen trains to enhance public
transport capacity. Hydrology investment will be required.
Although infrastructure investment will be required, no
major delivery risks identified.

Nathaniel Lichfield and Partners

Yes

Yes

Yes

Yes

Growth ranging
from nil (Scenario
1) through to an
additional 5,000
(Scenario 2)
allocation and
10,000 units
(Scenario 3). The
upper end should
be regarded as
ambitious given
the scale of
development uplift
required. Phasing
will need to have
regard to land
release,
infrastructure and
supporting
regeneration.

Growth from nil
(Scenario 1)
through to 5,000
additional units,
phased later in the
RSS period.

Nil growth in
Scenario 1.
Growth up to
6,000 units in
Scenarios 2 and
3. Phasing will be
important in terms
of providing the
time/’breathing
space’ for
regeneration to
create the
platform for further
growth.

Nil growth in
Scenario 1.
Increasing to
1,500 in Scenario
2 and 3,000 in
Scenario 3.



Rugby

Stratford-upon-
Avon

Warwick

10

Capable of accommodating additional growth and identified
as SSD. Potential highway and public transport capacity
infrastructure works/investment required. May require
significant hydrology investment but not identified as a
fundamental barrier to development.

No evidence that infrastructure required cannot be
delivered, although rates of delivery will require market
capacity increase at the 5,000 level of increase. Although it
is not likely that a Green Belt review would be needed to
accommodate growth, it might be that extension of the
Green Belt to establish the boundaries of Rugby could be
considered.

Yes

Stratford-upon-Avon is a district with significant affordability
issues, and where the RSS Preferred Option ‘under-
supplies’ against CLG Projections. The market has also
delivered more than the RSS Preferred Option over the
past five years indicating market capacity to increase
supply beyond the RSS Preferred Option. The Middle
Quinton Eco Town was shortlisted in May 2008. High level
analysis indicates the scheme may have major transport
issues to resolve, but if these are capable of being
resolved either through the Eco Town or some other form
of development, it will address the underlying need and
scope for additional development in Stratford-upon-Avon to
address affordability. Development will require range of
infrastructure, but key is transport mitigation (guided
rail/bus link) and alternatives to Eco Town might present
alternatives more capable of being served if Eco Town bid
not taken forward. Social infrastructure may present timing
issues as with any new settlement. Water supply may be
an issue but no reason to assume it cannot be overcome.

Yes

Growth might provide the opportunity to review the Green
Belt and consider its extension, including around Stratford-
upon-Avon.

Additional development to address significant affordability
issues, under-provision against CLG Projections, and
market ability to deliver more than RSS (evidenced by build
rates) with provision of infrastructure funded by
development in one of the more successful market
locations in the region.

Transport issues differ between locations in and around
Warwick. Transport infrastructure improvements
associated with rail, alongside bus service improvements,
are likely to be required. Social infrastructure investment
required. Water supply and flood risk issues but not
identified as insurmountable barrier to further growth.
Delivery risks flow from the necessary costs of
infrastructure works, which will depend on location of
development. Almost doubling the RSS requirement might
have market capacity issues, but the underlying strength of
the market and positive feedback from the development
industry gives confidence on delivery.

Yes

Additional growth would necessitate a review of the Green
Belt to include consideration of how it might be extended to
allocate Green Belt around all of Warwick.

Volume 1: Final Report

Growth of 5,000
units identified in
Scenarios 1 and
3. Lower growth
(3,000 units) in
Scenario 2.

Growth identified
in all three
Scenarios (plus
1,500 in
Wychavon- South
Worcestershire
Core Strategy
Area)

Growth of 5,000
units (equivalent
to one sustainable
urban extension)
identified in
Scenarios 1 and
2. Higher levels of
growth (10,000)
identified in
Scenario 3
(equivalent to two
sustainable urban
extensions).
Phasing measures
would be needed
to address this.
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Bromsgrove

South
Worcestershire

Wyre Forest

Herefordshire

Combination of proposals in Options for Birmingham South
and Redditch, alongside underlying under-provision of RSS
Phase 2 against CLG Projections, past build rates, and
major affordability threshold indicate potential for further
development in Bromsgrove. It will be for LDF to identify
most appropriate location for accommodating growth. A
review of the Green Belt would be necessary.

Both Redditch and urban extensions to the Metropolitan
area provide opportunities for using existing public
transport infrastructure, alongside potential investment to
upgrade. Investment in water supply/treatment will be Yes
needed, depending on location of development.

Some developer concern at market capacity for
development related to Redditch. Investment in
infrastructure needed, and risk of non-delivery could hinder
development but not considered a major issue, although
market delivery could be an issue for higher output.
Phasing would need to be dictated by timescales for
transportation (e.g. train lengthening) and water
supply/treatment improvements where necessary to
support development, this might mean phasing to 2012+

Joint Core Strategy across three districts provides
mechanisms for identifying how additional rural housing
provision and growth focused around city of Worcester can
be accommodated. In addition, Wychavon would
accommodate c¢.1,500 units of the 6,000 unit eco town
proposal at Middle Quinton, if it proceeded. Analysis of
options reveals that there are no reasons why growth
cannot be accommodated beyond hydrology (water
extraction) issues associated with the Wye Valley which
equally apply to the RSS Phase 2 Preferred Option and Yes
should be capable of being resolved. Equally, although
Worcester is a strong market, some suggestion from
developers that the local market might be able to
accommodate just 2,500 units around the city itself.

The scope to extend the Green Belt around Worcester
could be considered in tandem with other reviews
necessary to accommodate additional growth.

The appraisal process indicates that there is widespread

scope for increasing the level of housing provision

associated with rural areas (to improve rural affordability), Yes
without giving rise to major issues.

Additional Rural Provision — to improve rural affordability.

There could be localised hydrology infrastructure

requirements but there is no reason why these could not Yes
be accommodated. No major delivery risks identified.

Identified for 5,000
units (Scenarios 1
and 2) or 7,500
(Scenario 3)
through significant
additional growth
as extensions to
either or both
Redditch and
Birmingham.

Growth of 5,500
and 3,000
identified based
on 1,500 of rural
housing provision,
1,500 for the
Middle Quinton
eco town location,
and up to 2,500
(in terms of
Scenarios 1 and
3) for growth to
Worcester.

400 units for
additional rural
provision identified
in all scenarios.

Additional growth
of 1,200 units
identified in all
three scenarios.

Table 1.2: Key Issues, Impacts and Infrastructure Issues for Local Authority/Core Strategy Areas
Source: NLP Analysis

This is an independent report prepared as evidence to inform GOWM'’s response to the RSS Phase
2 Preferred Option. It also provides a resource for other stakeholders and sits as just one input
among a range of other pieces of evidence that will need to be considered in the remainder of the

RSS process.

Nathaniel Lichfield and Partners

11






2.0

2.1

2.2

2.3

2.4

2.5

Development of Options for the West Midlands RSS in Response to the NHPAU Report

Introduction

This report presents the findings of the study undertaken by Nathaniel Lichfield and Partners (NLP)
for Government Office for the West Midlands (GOWM) in respect of West Midlands Regional
Spatial Strategy (RSS). The purpose of the study is to identify options for accommodating higher
housing numbers in the draft West Midlands Phase 2 Regional Spatial Strategy Revision in
response to the National Housing and Planning Advice Unit (NHPAU). The report uses the
appraisal of these options to produce three growth scenarios which show how the Region might
increase housing provision. These scenarios are the independent product of analysis conducted by
NLP and do not represent the position of Government.

Background

The West Midlands RSS was published as Regional Planning Guidance (RPG) in June 2004, and
is being revised in three phases. The first, covering the Black Country, has been finalised and was
issued on 15 January 2008. The second, covering housing, employment, waste and some transport
issues was submitted by the WMRA on 21 December 2007. The third, covering environmental
issues, gypsies and travellers, and rural services is currently being prepared.

The Phase 2 revision, which updated the housing allocations, identified provision of 365,600 new
homes in the period to 2026. The context for this study flows from the letter of 7 January 2008 from
Baroness Andrews, Parliamentary Under Secretary of State, to WMRA, expressing concern that
the Phase 2 Revision was not making provision for sufficient housing. In light of the challenge set
down in the Housing Green Paper and the level of housing indicated for the region in the initial
advice from the NHPAU. Baroness Andrews indicated that GOWM would commission work looking
at options for delivering higher housing numbers, whilst maintaining as many of the principles of the
RSS as possible. This study will form part of the evidence base for the Government's response to the
RSS Phase 2 revision.

The Study was managed by GOWM and has involved engagement with officials from the WMRA,
local authorities, and other interested stakeholders. Ultimately, however, the content of this report is
the independent work of NLP and is intended to provide a transparent and objective analysis of a
series options for delivering additional housing. GOWM will draw upon this study in framing its own
response to the Phase 2 RSS, but is not committed to adopting any of the options or growth
scenarios identified by NLP as the best way forward for the region.

The Study

The study, undertaken to a methodology prepared in response to the GOWM Brief of February
2008, comprises five elements:

. Reviewing the background evidence relating to housing provision, including that
underpinning the allocation of housing numbers within the Phase 2 submission;

. Generating a series of housing options which define the broad locations for accommodating
additional housing development across the region to cover the range identified by the
NHPAU in its Report of 26 June 2008 (this superseded the NHPAU Report of October 2007);

. An appraisal of the Options in terms of deliverability, infrastructure and implementation
issues and risks and implications for phasing of development in RSS;

. A sustainability appraisal (SA) of the options, taking account the requirements of the
Habitats Directive and building on the SA already completed for the Phase 2 Submission;

Nathaniel Lichfield and Partners 13
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. Explicit consideration of the potential impact of each of the housing options on the RSS key
principles and objectives and on meeting the Government’s objectives for housing as set out
in PPS3 and the Housing Green Paper.

It is important to recognise that the Study (and the options within it), does not undermine nor pre-
empt the existing statutory process for preparing and agreeing RSS or any Local Development
Frameworks (LDFs). The options set out in this document are not formal policy or proposals of
government, but are intended to inform the evidence that will be put to the public examination
where it will be tested by an independent Panel. No decisions about the overall level and
distribution of new housing for the West Midlands Region have been made in this study.

The outputs of the Study, in particular, are a set of three growth scenarios, which are drawn from
the output of the appraisal of options, and provide a set of alternative choices for how the region
might deliver additional housing growth.

Reports and Structure

This report forms part of a suite of documents prepared as part of the Study. These are:

. Volume 1: Main Report This contains the outputs of the work identifying
potential options and assessing them in terms of
impacts, delivery risks, and against RSS objectives
and Housing policy. It sets out the three potential
growth scenarios;

o Volume 2: Appendices This sets out background analysis to the Main
Report, including summary of stakeholder
engagement;

. Volume 3: Background Review This provides a summary of the background
evidence base undertaken at the commencement of
the Study;

o Volume 4: Sustainability Appraisal: This provides a summary of the Sustainability

Non Technical Summary Appraisal;
) Volume 5: Sustainability Appraisal: This sets out the results of the Sustainability
Main Report Appraisal of the Options, drawing on the analysis

and approach taken by the Sustainability Appraisal
of the Preferred Option undertaken for WMRA,;

. Volume 6: HRA Screening Report Initial screening of the options in line with the
Habitats Directive;

o Volume 7: HRA Assessment Report ~ An assessment of the options in line with the
Habitats Directive;

The remainder of this document (Volume 1: Main Report) is set under the following headings:

o Methodology (Chapter 3) Describing how the Study was carried out, including
timescales and approach to engagement and
analysis;

o Background Evidence and RSS Summarising the evidence relating to housing

(Chapter 4) provision and the principles underlying RSS;
. Housing in Phase 2 RSS (Chapter Provides a summary of the principles underlying the
5) allocation of housing numbers within the Phase RSS
submission;
o Housing Options (Chapter 6) Sets out the approach to developing the Options and

the context in which they should be considered,
before outlining each of the options in turn;
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. Appraisal of Options (Chapter 7)

. Appraisal against Policy and
Discussion of Key Issues (Chapter
8)

. Conclusions (Chapter 9)

Nathaniel Lichfield and Partners

Identifies the key impacts and delivery risks and
outputs of the Sustainability Appraisal (SA), HRA and
policy appraisal, associated with the options and
broad locations;

Identifies the impact each option would have on the
RSS key principles and objectives and on meeting the
Government'’s objectives for housing set out in PPS3
and the Housing Green Paper;

Draws conclusions and sets out three potential growth
scenarios for additional housing growth including
housing numbers for local authority/core strategy
areas.
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Methodology

Approach

The overall methodology for undertaking the study is set out within a series of elements or phases,
as illustrated on Figure 3.1 below.

Figure 3.1: Study Programme
Source: NLP

The work outlined above began on 20 April 2008 and was completed with publication of this
document on 7 October 2008.

At the heart of the Study is an option generation and appraisal process, which has been prepared
taking account of national planning policy and more specific guidance on carrying out option
appraisals in an ex-ante context, such as that in HMT’s Green Book” and the ‘Three Rs guidance®.
Although this work in not intended to be a ‘Green Book appraisal’, being carried out for different
purposes, it does seek to reflect some of the key principles, with some examples set out in Table
3.1 below:

The need for the range of options to be framed by This study tests options for how the NHPAU
parameters derived from objectives (i.e. it is not housing supply range to 2026 could be
necessary to test every possible alternative if those delivered, as net additions to the housing

alternatives do not reflect the objectives of the study) allocations in Phase 2 RSS. It does not need
to consider all other options (i.e. levels of
provision below Phase 2 RSS, or changing
the period for delivery of numbers)

2 The Green Book: Appraisal and Evaluation in Central Government; Her Majesty’s Treasury
8 Assessing the Impacts of Spatial Interventions: Regeneration, Renewal and Regional Development ‘The 3Rs
Guidance’; May 2004, ODPM
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The need for options to be defined sufficiently
broadly to give a clear picture of the ‘trade-offs’
involved in making policy choices (ie it is important to
test a range of different approaches even if some
may seem more obvious than others).

The future is inherently uncertain so it essential to
consider how future uncertainties can affect the
choice between options. Sensitivity should be used
to test the vulnerability of options to unavoidable
future uncertainties. Spurious accuracy should be
avoided, and it is essential to consider how
conclusions may alter, given the likely range of
values that key variables may take.

The need for the results of the appraisal process to
be interpreted flexibly — the highest performing option
should not necessarily be taken forward by rote. It
may be possible to incorporate the best bits of all the
options to arrive at the optimum approach.

Table 3.1: Appraisal Methodology Issues
Source: NLP

Volume 1: Final Report

The options extend across a range of different
thematic approaches to providing additional
housing that are not always closely aligned to
elements of existing RSS policy or are, in
themselves, not necessarily the only way in
which the region could proceed. The aim is to
help make the policy choices for the region
more transparent.

A base scenario around household growth
and economic and market stability is adopted
and described later in the report. However,
the impacts and delivery risks are considered
against a number of sensitivities to explore
what would happen if household growth was
either more or less than the base scenario, or
if the economy was weaker in the long term.

No single option from this Study will be put
forward by Government in its evidence.
Rather, the implications of the different
options and the resulting three potential
scenarios set out in this report will help inform
a synthesised view from Government as to
the best way forward for the region, which will
then form the basis for its response to RSS.

The study, in seeking to explore and test options for additional housing provision, focuses upon

identifying the potential impacts and delivery risks that represent fundamental barriers to their
implementation. This does not include all cases where there might be potential adverse impacts.
The latter can be balanced against other competing factors and choices made for or against. The
former, by definition, is something that cannot be overcome and would act as a barrier to additional
housing provision.

The study aims to provide useful evidence to input to the RSS process, on the subject of housing
provision. However, this Study does not:

. Provide an exhaustive review of all implications of making provision for additional housing in
line with the NHPAU supply range through RSS;

. Question the existing housing provision of RSS Phase 2 Preferred Option;

. Set out to identify the ‘optimal’ strategy for the region either in respect of housing provision

or otherwise; or

. provide advice to the region and its stakeholders on the approach that RSS should take on
a wide range of planning, economic or other matters.

The inputs to and role of the options, and the different components of the appraisal within the Study
is illustrated below in Figure 3.2.
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Figure 3.2: Approach to Options and Appraisal
Source: NLP

How these components are delivered through the methodology is described below.

Element 1: Evidence Base

As part of this, NLP reviewed a number of documents setting out the evidence base underpinning
the allocation of housing in the RSS (See Volume 3).

NLP also attended meetings or undertook telephone interviews with a number of local authorities,
statutory agencies, and other stakeholders. A list of stakeholders engaged as part of the study is
included at Appendix 1, alongside a high level summary of the key issues discussed.

The results of the evidence base were presented at an event (Regional Seminar 1) held on 20 May
2008. The event was attended by a number of stakeholder organisations. Following a presentation
from NLP, six discussion groups were held, focusing on: economic change; market affordability and
mix; spatial strategy, regeneration and land supply; and infrastructure and sustainability. Following
this, a short question and answer session was held. The output from the discussion groups and the
feedback received was incorporated into the evidence base to help frame the generation of options.

A write up of the summary review of the evidence base is included in Volume 3.

Element 2: Generation of Options

As described in Figure 3.2, the options were generated taking account of the following factors:

. Outputs of the evidence base;
° Insight from the Stakeholder meetings and Regional Seminar 1;
. An internal consultant team workshop.

This produced nine options, framed by:

. Testing at the upper and lower end of the NHPAU supply range, along with a mid-range
figure;
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. Starting with the housing distribution proposed by the RSS Phase 2 Revision Preferred
Option;

. Testing a series of spatial choices for how the net additional numbers might be met,
identifying a broad range of locations, and expressed as types and amounts of development
to give a flavour for what it could mean on the ground, as the basis for testing.

This meant that each option was essentially an aggregation of an indicative allocation of additional
housing numbers to a broad location (generally a particular settlement or MUA, but in some cases
a shire county area). Some broad locations feature in more than one option, and with different
levels of additional growth. In all cases, these are indicative and wholly used for the purposes of
testing.

These options, in the form of a series of schematic plans and schedules of additional housing
numbers, were presented at a second event (Regional Seminar 2) and are included at Appendix 2.
Ten discussion groups provided the opportunity for attendees to provide initial thoughts on the
issues that would require particular attention as part of the option appraisal; and insight on specific
factors to consider through the appraisal process.

Element 3: Sustainability Appraisal

As explained above, this Study is not a Plan which requires a Sustainability Appraisal (SA) under
the European Directive 2001/42/EC on the “Assessment of the Effects of Certain Plans and
Programmes on the Environment” and Habitat Regulations Assessment (HRA) under regulation 85
of the Habitat Regulations (The Conservation (Natural Habitats &c.)) 1994 (as amended).
However, to ensure that the Study provides robust and meaningful evidence on which the
Examination in Public (EiP) Panel can make an informed decision, it has been subject to similar SA
and HRA processes applied to the Phase 2 Preferred Options.

Because the SA and HRA comprises additional evidence, and does not form part of either the SA
(2007) or HRA (2007), it is not subject and does not form part of the statutory consultation process
as part of the Phase 2 Preferred Option. However, to ensure that the SA robustly reflects the
requirements of the SEA Directive, additional consultation with statutory consultees has taken
place to allow input into the SA process.

In addition, the SA and HRA's status as additional evidence means that it will not be subject to
formal consultation but will be published alongside this Report. Further consultation would be
required in the event that modifications to the Phase 2 Preferred Option are brought forward
following the Examination in Public and additional SA and HRA will be required at this time as an
addendum to the SA (2007) and HRA (2007).

In addition to meetings with statutory consultees at the inception of the SA and HRA of the housing
options (May 2008), to review the scope of the methodologies (July 2008) and to review the initial
findings (August/September 2008), issues in respect of the SA and HRA were raised as part of
wider regional seminars forming part of the Options Appraisal process. Evidence from the
seminars which took place in May 2008 and July 2008 with a range of regional stakeholders,
statutory consultees and interested parties has also been used to inform the SA and HRA
processes.

The SA of the Housing Options (Volume 5) has been an ongoing assessment from the inception of
the Study, carried out to assess the extent to which the Housing Options promote the principles of
sustainable development (see Figure 3.3). Where effects have been identified, and where
appropriate, an iterative process of option development has taken place with the NLP team
involved in option generation to ensure that sustainable principles are taken into account.

Notwithstanding the iterative nature of the process, the SA of the options identified has been
carried out by a separate team within NLP to that involved in the generation of options. This team
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has been working independently to provide an objective and discrete analysis of how far the
options and growth scenarios promote the principles of sustainable development.

The HRA process, carried out by Baker Shepherd Gillespie (BSG) is summarised in Figure 3.3.
Data collected in respect of the HRA of the Phase 2 Preferred Option was up to date in 2007 and
no revisions to boundaries of European Sites have been made since that time. Natural England
and Countryside Council for Wales (CCW) provided some more recent conservation objective data
which has been collected and reviewed with the 2007 data. Each option has been assessed to
ascertain if it is likely to have significant effects upon the European sites, with a precautionary
approach employed. Where significant effects are likely, or the effects are uncertain, then the
remaining options which have not already been dismissed have been subject to Appropriate
Assessment. Options which affect the integrity of a Site, or where impacts are uncertain are clearly
identified.

Sustainability Appraisal Habitat Regulations Assessment

Figure 3.3: Approach to Sustainability Appraisal and HRA
Source: NLP

Element 4: Impacts and Risks

The process for assessing the impacts and risks of each of the options drew upon the identification
of a series of criteria:

. Impacts . Delivery Risks
- Transport - Infrastructure Provision
- Community and Social - Transport Infrastructure
Infrastructure B Market Delivery
N Hydrology - Planning
- Landscape

- Public Sector Delivery
- Housing Market

- Economy

Each of the options was assessed in terms of its individual component parts, and in aggregate,
against the impact and risk criteria. The outputs from this are set out in Sections 7.0 and 8.0 and in
the Appendices.
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Reflecting the points made in paragraph 3.4, the focus was on identifying and assessing potential
‘showstoppers’ rather than providing a detailed appraisal of every option and from this, to highlight
the potential policy choices for consideration through the remainder of the RSS’s process.

The information used to inform the appraisal arose from a number of inputs:

. The stakeholder meetings provided useful insight on the types of impact that needed specific
consideration for certain options in specific locations;

. NLP was able to draw upon the emerging analysis of work being undertaken by the Regional
Development Agency (RDA), Advantage West Midlands (AWM) and the Highways Agency
(HA) in respect of the RSS Phase 2 Preferred Option and its impacts on economic
development and sustainable transport objectives, respectively;

. On transport issues specifically, consultants acting for the HA were able to run two of the
nine options through its PRISM model;

° Technical and planning appraisals undertaken by NLP.

Element 5: Impacts on RSS and Policy

In line with the brief, the options were tested against the key principles and objectives of the RSS,
as defined by NLP based on a review of the RSS documentation. In tandem, each option was
assessed against a set of policy criteria based on PPS3 and the Housing Green Paper. The
outputs from this are at Section 7.0 and 8.0 and in the Appendices.

The results of this and the writing up of the analysis up were synthesised into a Final Report (this
document) and other documentation and published on 7 October 2008. A Regional Seminar was
held on 9 October 2008.

The final report takes the outputs from the appraisal of each of the nine options and uses this to
derive a series of three growth scenarios. The proposals in each of these scenarios are set out in
the form of numerical additions to housing distribution for each Core Strategy area.

22 October 2008



4.0

4.1

4.2

4.3

4.4

4.5

Development of Options for the West Midlands RSS in Response to the NHPAU Report

Background Evidence

Structuring the Review of Evidence

This section of the Report provides a brief summary of the key issues that flowed from the review of
the evidence base, as identified in Figure 4.1 below.

Figure 4.1: Evidence Base
Source: NLP

The purpose of the evidence base review was not to revisit or provide a new evidence base for
RSS. Rather, it was to provide a summary of the background information to underpin the
identification and appraisal of each of the options, taking a regional perspective.

The key components of the evidence base review are summarised below, and set out in more
detail in Volume 3.

RSS Policy

The letter of 7 January 2008 from Baroness Andrews, Parliamentary under Secretary of State, to
WMRA expressed concern that the Phase 2 Revision was not making provision for sufficient
housing, but emphasised the importance of looking at options for delivering higher housing
numbers, whilst maintaining as many of the principles of the RSS as possible. This study will form
part of the evidence base for the Government's response to the Regional Spatial Strategy Phase 2.

The key themes of WMRSS spatial strategic objectives focus on Urban and Rural Renaissance, the
Green Belt, Polycentric Development, Economic Development, Transport and Environmental
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Policies. The vision of the WMRSS incorporates sustainability as a key theme and integrates the
principles of this approach to development. The review is also being informed by the Regional
Sustainable Development Framework, “A Sustainable Future for the West Midlands” (2006)

A series of objectives are identified, but the creation of sustainable urban communities in which
people choose to live work and invest is fundamental to the WMRSS interpretation of ‘urban
renaissance’. No objective in the RSS explicitly focuses upon meeting housing needs or tackling
affordability, although tandem objectives relate to rural regeneration and for towns and cities to
meet their own development needs, and national policy covers the need for sufficient housing
provision to be made.

The implications of the Regional Sustainable Development Framework for the WMRSS focus on
important guiding principals for the WMRSS such as the regional economic decline, reversing
movement from MUAs, transport congestion, and a more balanced and sustainable pattern of
development where the need for integrated policy responses is emphasised.

Implications for Housing Options

Alongside the general policy implications of RSS in terms of the type and form of development and
the principles to be adhered to, the implications for the development and appraising of options
include the clear focus on the MUAs, where the emphasis is for development to be the vehicle for
‘urban renaissance’ with associated restrictions outside the MUAs. This is one of the key potential
choices or ‘trade-offs’ to be tested by the options.

Demographic Change

This study does not establish or test the level of housing need or demand that the Region should
be using to form its housing strategy. Ultimately, the NHPAU supply range (June 2008) is the basis
for establishing options, and for the purposes of testing options in this Study, a need/demand at the
mid point of the Supply Range has been assumed. More information on the NHPAU Supply Range
is included in Section 6.0. However, this Study is essentially looking at whether and at what level
the Region should adopt the NHPAU Supply Range as the basis for the region’s housing need or
consider other levels.

In terms of the Study’s consideration of how demographic drivers influence the appropriate
distribution of additional housing growth, the Background Review considers a range of issues,
notably flowing from the 2004-based household projections, and 2006-based population
projections.
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Figure 4.2a (top left) Demographic Growth

Figure 4.2b (top right) Natural Population Change
Figure 4.2c (bottom left) Net International Migration
Figure 4.2d (bottom right) Net Domestic Migration
Source: ONS / NLP Analysis

None of the authorities within the region are forecast to experience an overall decline in population
over the period 2006-26. Based on the ONS 2006-based projections the largest population
increases over the period 2006-26 are projected to occur in; Birmingham (141,600), Coventry
(37,100), Warwick (34,900), Sandwell (28,500), and Solihull (26,400).

2006-based projections indicate that the key drivers of projected population change flow from
natural change/indigenous growth, international migration; and internal or domestic migration:

1. Indigenous growth is expected to be primarily focused within the Birmingham conurbation,
whereas decline is projected in a large number of local authorities outside the region’s main
towns and cities (with examples such as Malvern Hills (-7,500));

2. The projections indicate that the overwhelming majority of net international migration is
focused within Birmingham, followed by the Black Country, reflecting past patterns.
Conversely, the Region’s rural and suburban areas are projected to experience low levels of
growth or a net loss of international migrants — for example, Nuneaton and Bedworth
(-4,000);

3. Internal migration flows within the Birmingham conurbation are typically focused between
Local Authorities within the conurbation or those in the immediate surrounding Shire
Counties and have significant areas of Green Belt;

4. Projected household growth is set to increase across the region over the period 2006-26.
Birmingham will experience the greatest increase in the number of households from 409,000
to 479,000 over this period;
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There are further aspirations to increase Birmingham’s population by 100,000 to 2026
indicating that the RSS Revision Phase 2 Preferred Option figure for Birmingham represents
a shortfall of 21,400 units against anticipated housing growth and a shortfall of 49,000
against the aspirations target.

Comparing the RSS Revision Phase 2 Preferred Option over the period 2006-26 with the February
2008 revisions to CLG 2004-based Household Projections the largest ‘shortfalls’ are to be expected
in: Birmingham (-21,400) and Warwick (-7,200), alongside a number of the authorities in the South
East quadrant of the region (shown in green in Figure 4.3 below), and some rural areas. The Black
Country, Telford, and Coventry’'s RSS Phase 2 Preferred Option housing numbers are significantly
greater than Projections (shown in red below), indicating a significant shift will need to take place if
that growth is to be matched by demographic change. This maybe supply side (e.g release of
additional land or new delivery models) or demand side (e.g a stronger market).

Figure 4.3: 2004-based projections compared with RSS Phase 2 Preferred Option
Source: WMRA / CLG / NLP Analysis

Implications for Housing Options

There are a number of implications for testing and appraising the Options for housing:

1.

26

The RSS Phase 2 Revision Preferred Option appears to ‘under-provide’ housing units
relative to household projections in a number of Local Authorities, particularly Birmingham,
Warwick, Stratford-on-Avon and Solihull. Just as there is a policy led argument to use
housing development to focus movement to the MUAs, there is also an argument that
additional housing is needed in these areas, simply to match the forecast growth in
households, without which problems of affordability could worsen. The options test higher
numbers to bridge this gap;

In adopting a position on the NHPAU supply range, it will be important to understand
whether the projected levels of international migration assumed within the projections will be
sustained over the RSS period. In this regard, it is understood that the NHPAU supply range
(as set out in the June 2008 report) does not assume that in-migration from the accession
states of the past five years will continue unabated, which means the demographic based
approach of the NHPAU to the supply range is less likely to be extrapolating unrealistically or
over-estimates of future levels of migration;

If there is to be a strong response to planning for internal migration trends, then this would
indicate a need for more housing in those Local Authorities forecast to receive the highest
levels of net internal migration. This would need to be focussed upon the Shire Counties
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and in particular the Local Authorities of Herefordshire, Wychavon, Stratford-on-Avon,
Bromsgrove and Lichfield. The options explore additional provision in these locations;

4. Conversely, if domestic migration is argued to be housing-driven (and capable of being
reversed by shifting the emphasis of housing supply), then this points to the need for more
low density, mid-upper range family housing (alongside other ‘quality of life’ measures) in the
North Staffordshire and the West Midlands conurbations to reverse trends. However, this
raises the question of how this is accommodated without significant urban extensions, given

the lack of suitable and available sites within the urban area.

Housing Markets, Affordability and Mix

In shaping the options for housing distribution in the West Midlands it is important to understand the
housing stock and the balance of different dwelling types and tenures. In addition the affordability of
housing across the region must be considered to test the effect of higher proposed housing range

on affordability challenges.

There are four sub-regional Strategic Housing Market Areas (HMAs) in the West Midlands Regions
as summarised in table 4.1 below, indicating the progress on the Strategic Housing Market
Assessments for each HMA at the time the baseline review was completed:

North East Staffordshire
Newcastle Under Lyme
Stafford
Staffordshire Moorlands
Stoke on Trent
South Bromsgrove
Malvern Hills
Redditch
Worcester City
Wychavon
Wyre Forest
Stratford-on-Avon
Warwick
Central (C1) Birmingham
Lichfield
Solihull
Tamworth
Central (C2) Coventry
North Warwickshire
Rugby
Nuneaton and Bedworth BC
Central (C3) Black Country:
. Dudley
. Sandwell
. Walsall
. Wolverhampton
Cannock
South Staffordshire
Telford and Wrekin
West Bridgnorth
Herefordshire
North Shropshire
Oswestry
South Shropshire
Shrewsbury & Atcham

Table 4.1: HMAs and Local Authorities
Source: WMRA

These are mapped below in Figure 4.4.

Nathaniel Lichfield and Partners

Complete (April 2008)

Complete (April 2007)

Report not complete at the time of
Background Review

Complete (April 2008)

Complete (July 2008)

June 2008 draft being finalised -
not signed-off at the time of
Background Review.
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Figure 4.4: Strategic HMAs
Source: Strategic Housing Market Assessment (West Housing Market Area) (June 2008)

Where HMA work was not completed at the time of the Background Review, information was
gathered from meetings with officers representing each of the HMAs and from analysis of available
housing market data.

The key findings from the Strategic Housing Market Assessments are summarised below:

1.

Within the North Housing Market Area affordable housing shortfalls exist in all five districts.
Where almost two out of five households live in semi-detached housing. The predominant
type of housing in Staffordshire Moorlands and Stafford is detached. Stoke on Trent has a
high proportion of terraced housing;

Within the South Housing Market Area there is a peculiar effect of a particular shortage of
affordable accommodation reducing the apparent need for it by means of displacement of
need to another district. The displacement effect of households in need will be quite
significant for the districts of Bromsgrove and Stratford on Avon and Warwick;

C1 SHMA was not available at the time of the evidence base and therefore not available to
review. Other information as indicated in the Background Review was used as a substitute.

The predominant dwelling type in three districts that make up Central 2 Housing Market Area
is semi-detached housing. Where the highest percentage of flats is in Coventry. The
affordability pressures are highest in Rugby;

C3 Central HMA contains the most contrasting range of urban, sub-urban and rural areas.
Where house prices and affordability pressures are highest in South Staffordshire Local
Housing Market Areas which cater for the top segment of the sub-regional market along with
parts of Telford and Wrekin;

There is a shortfall of affordable housing in all six districts of the West HMA; the implied level
of need across the whole West HMA is higher than the other HMA areas;

In contrast Western Housing Market Areas has the highest proportion of outright owners in
the West Midlands where the predominant housing type is detached. Consequently there is
an under supply of all house types except detached homes.

In keeping with national trends, average house prices in West Midlands have increased
significantly in recent years. Data from the Land Registry House Price Index illustrates there is an

28
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increase of 104.3% average house prices in the region. This has resulted in increasing problems
of housing affordability, although the extent of the problem varies between Local Authorities.

Affordability constraints undermine people’s housing aspirations, hinder the creation of mixed
income communities and inhibit labour market mobility. The gap is widening between those who
can afford to buy and accrue wealth through investment in the housing market and those who
cannot. Although recent trends flowing from the ‘credit crunch’ and the economic downturn are
seeing rapid reductions in prices, this is not resulting in housing becoming more affordable, being
accompanied by a tightening of lending criteria, increased rates of interest on mortgage products,
and other inflationary impacts on household budgets.

Figure 4.5 below clearly shows that affordability problems are most acute within the southern and
western Shire Counties of Herefordshire, Shropshire, Warwickshire and Worcestershire; and that
Housing Corporation Grants for affordable housing are very generally most concentrated within
these areas.

Figure 4.5: Housing Affordability and Housing Corporation Grants
Source: CLG / Housing Corporation / NLP Analysis

At the Local Authority level, affordability challenges are greatest in Bridgnorth and Malvern Hills,
where lower quartile house prices are 11.26 times higher than lower quartile incomes.

Affordability problems are less pronounced in the metropolitan conurbation and in the North of the
Region particularly in the MUAs. The most affordable Local Authority areas in the West Midlands
are Stoke on Trent and Wolverhampton.

Whilst the affordability ratio analysis indicates that the greatest need for additional housing to
ameliorate problems of affordability is in areas such as Malvern Hills, there is a considerable
number of households on local authority waiting lists — where an assessment of the number of
households in ‘need’ of affordable housing — demonstrates a different pattern. The ability to deliver
against these needs will flow in part from increased provision of affordable accommodation.

Although aggregate current need, and projected demand, is largely concentrated in the Major
Urban Areas, in many cases affordability constraints and proportionate housing need are most
acute in rural and semi-rural areas. This suggests that in addition to increasing the housing offer in
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the MUAs there is a pressing need for additional housing in rural and semi-rural areas. The 2008
Taylor Review (Living Working Countryside: The Taylor Review) found that the high cost of homes
coupled with the low wages of rural workers are creating unsustainable affordability pressures that
threaten the future of rural communities. The Review recommends expanding housing supply in
rural areas to relieve affordability pressures. The Taylor review highlights how even relatively small-
scale rural developments can help sustain settlements and their services.

Implications for Housing Options

. Relative housing affordability problems are more evident in rural areas than in the Major
Urban Areas. The options test additional provision in some of these rural locations;

. The Major Urban Areas have the highest absolute levels of housing need. However, looking
at the proportion of people in housing need, many of the more rural or suburban authorities
face more acute problems;

. If higher housing numbers are to be used to address stock profile imbalances, does this
point to a need for greater mix of house types in the conurbation, having regard to domestic
migration patterns? How likely is it that this mix can be achieved? This is a wider issue for
discussion as part of RSS and is considered as part of Section 8.0;

o Given that the construction of flats has represented a very high proportion of new supply in
the conurbations in recent years, is there a need to ensure that future housing sites can
deliver a greater mix of housing types? What does this mean for where additional housing
might be located? This is an issue considered in Section 8.0.

Housing Supply, land and proposals

NLP analysis of CLG completions data indicates that the build rate has steadily declined from
16,700 annual completions in 1990/91 to 13,520 annual completions in 2007/08. Annual
completions over the last five years (2003/04 to 2007/08) are currently on average around 3,800
dwellings less than the Preferred Option RSS net requirement for the region.

The chart in Figure 4.6a below utilises West Midlands Regional Assembly and Local Authorities’
Annual Monitoring data to present net average annual completions (2001-2007) for each local
authority in the region (red) against adopted RSS requirements.
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Walsall
[

Telford & Wrekin

yross annual provision 2004-2007 minus annual demolitions)

Figure 4.6a (left): Net Completions against Adopted RSS
Figure 4.6b (right) Net Completions against RSS Phase 2 Revision Preferred Option
Source: WMRA / NLP Analysis

Birmingham and the Black Country have by far the highest annual build rates in excess of 1,500
per annum, and Birmingham, Sandwell, Solihull have all exceeded the rates set by RSS (in
Birmingham’s case substantially so). This reflects a period in which the supply of flats has formed a
significant portion of new development. It is unclear how far this significant shift in housing mix has
helped reverse or increase the rate of ‘housing driven’ internal out-migration from the MUAs. There
is a marked ‘underperformance’ from Telford and Wrekin, which, it has been suggested, is driven in
part by the release of English Partnerships land.

Figure 4.6b above compares net completions with the Preferred Option RSS net annual housing
requirement (2006-2026) to indicate how authorities’ past performance compares to potential future
requirements. Coventry, Birmingham, Black Country, Telford and Wrekin, are all notable in having
delivered rates of new housing that are significantly below the RSS Preferred Option, despite the
emphasis of PPG3 and the market strength in apartments. Conversely, a humber of authorities
have delivered higher output in the past than RSS indicates for the future, notably immediately
surrounding the metropolitan conurbation and in the South East quadrant of the region.

The key question is how can authorities that have no track record of delivering such a scale of
development deliver such an uplift and what are the risks of under-provision against the region-
wide target in RSS Preferred Option. Although such challenges are outside of the parameters of
this study further investigation may be required to identify the causes and scenarios to the low build
rates, (including the impact of policy) particularly given the different shape of the future market.

In terms of future land supply, evidence is patchy, with variable progress on Strategic Housing
Land Availability Assessments (SHLAAs) and some developers concerns about the differences in
the methodologies being adopted and how key tests of suitability and availability will be applied. In
general terms, WMRA'’s Housing Background Paper assumed that there was land with sufficient
capacity for 340,000 units. Overall Birmingham has by far the largest identified land supply (20,000)
followed by Telford and Wrekin (9,800), Sandwell (8,700) Coventry (8,350) where the majority of
the identified supply to 2026 consists of extant planning permissions. Subsequently, during the
process of agreeing the Preferred Option, additional opportunities for development were identified
in Coventry, Birmingham, and Stoke, Oswestry and Cannock Chase”. The Regional Housing Land
Potential Study headline capacity figures indicate further supply potential where Birmingham has
the highest followed by Dudley, Sandwell and Coventry.

SHLAAS have replaced traditional assessments of urban housing land and assess the deliverability
and developability of identified supply sources. Six authorities (South Staffordshire, Tamworth,
Stratford-Upon-Avon, Malvern Hills, Worcester and Wychavon) have completed their SHLAA.
However until there is a comprehensive picture from across the region it is not possible to assess

* WMRA Housing Background Paper (Amended) January 2008, para 11.7)
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how the supply compares on aggregate with identified supply in Urban Capacity Studies. This
aspect needs further analysis upon completion of SHLAAs.

In general terms, engagement as part of the study has identified a number of authorities where it
appears additional land capacity has and could be identified which could be suitable and available
for development, although this does not mean it is necessarily viable.

Implications for Housing Options

The implications of supply issues for shaping and testing the housing options, and considered
further in Sections 7.0 and 8.0, include:

. How far should the region’s strategy for housing supply take into account past performance
against the adopted RSS housing requirement as a measure of ability to increase
provision?;

. How far should identified land ‘capacity’ drive the scale and distribution of development
given wider household growth and economic drivers of growth? This is considered in Section
8.0;

. What measures will be in place to achieve the significant increases in build rates required in
a number of the MUAs given that recent rates have been sustained by a housing market
‘boom’ and upsurge in construction of flats— two factors that are not likely to continue, at
least in the first half of the RSS period?;

. A high proportion of the identified housing land supply sources identified through the RHLPS
are urban/previously developed — is there a market appetite for increased development on
urban sites given the future downturn in apartments and what is the likelihood that the
development of this land source be sustained in the longer term?

Economic Change

Through this study NLP has identified areas of economic growth and key indicators within the
region which may point towards areas where it would be appropriate to consider further housing
growth. This study is not a detailed economic study of how housing and the economy inter-relate.
In this regard, the NLP study is aware of the initial work being undertaken by Advantage West
Midlands, (AWM) and has engaged with consultants undertaking the second stage of analysis, but
has not had access to the full results of the second stage of analysis commissioned by the
Regional Development Agency (RDA). It is understood that the latter will provide more granularity
and ‘colour’ to the analysis of how far the RSS Preferred Option aligns with the Regional Economic
Strategy and current pressures in the economy, which includes how some economic sectors are
facing challenges to recruitment due to housing market pressures.

In general terms, the West Midlands economy currently underperforms relative to other UK regions.
It depends generally on the manufacturing sector, with a lower proportion of high value added
sectors and lower than average performance on factors such as unemployment, new business
formation, GVA and productivity per employee, innovation and skills levels.

The Regional Economic Strategy (RES) aims to deliver sustainable economic development and
growth by focusing on three primary areas of spatial intervention which are designated
Regeneration Zones for areas with concentrations of deprivation and market failure, High
Technology Corridors and Birmingham as a major economic driver. Over the period 1998-2006,
districts such as Malvern Hills, and South Staffordshire had the greatest growth of jobs. This is
within a general pattern of growth focused in the South East corner of the region, through
Birmingham, the north of the Black Country, to South Staffordshire, and around the Metropolitan
conurbation.
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High levels of unemployment can indicate areas of poorer economic performance and lower
incomes where housing demand may be weaker. Areas with the highest unemployment compared
with the West Midlands average include Birmingham and Wolverhampton. Lower wage levels
amongst residents in the MUAs may reflect the fact that those on higher incomes are unable to find
the type of housing and quality of life they wish to obtain and therefore seek greater choice outside.

Areas with high levels of in-commuting are likely to be stronger economic locations in terms of
employment growth and potentially with greater scope to provide more local housing to encourage
commuters to relocate closer to work if the housing and quality of life offer is right. Although
Birmingham is regarded as the major economic and employment centre in the region, there are
other important functional linkages such as the Coventry-Warwick-Stratford corridor and the area
around Stoke-on-Trent, revealed by Figure 4.7a showing employment growth and Figure 4.7b
showing commuting flows.

Figure 4.7a (left) Employment Growth
Figure 4.7b (right) Commuting Flows
Source: ONS/Nomis / NLP Analysis

Consideration of location and scale of the major employment developments within the region can
also help identify areas where more housing growth could be linked to growth opportunities. Major
economic developments are likely to be concentrated in five main areas Birmingham, Solihull,
Coventry/Rugby, Wolverhampton and Stoke-on-Trent.

Implications for Housing Options

The key implications flowing from the economic development context, considered further in
Sections 7.0 and 8.0, is how far the options for growth and the RSS overall should or can:

. Focus new housing growth on areas of recent high employment growth?;

. Locate new housing development to either reflect or help counter existing high commuting
flows?; and

. Use housing growth to support economic growth in other economic hotspots and rural
areas?

Regeneration

There has been significant amount of regeneration investment over the past decade. Although
there continue to be major regeneration initiatives in place across the breadth of the West Midlands
Region (see Figure 4.8a) there are significant challenges. Figure 4.8b shows the pattern of
deprivation. The acute deprivation (within the most top 10% wards nationally) is concentrated within
the MUAs and evidence show that this is persistent.
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Figure 4.8a: Regeneration Priorities
Figure 4.8b: IMD
Source: RES / RSS / ONS / NLP Analysis

The five urban regeneration zones designated within the 20% most deprived in the Country and
cover most of the Region’s weakest housing markets:

. East Birmingham and North Solihull;

. North Black Country and South Staffs (Future Foundations);
o North Staffordshire;

o Coventry and Nuneaton;

. South Black Country and West Birmingham (Arc of Opportunity).

The RSS states that within the Regeneration Zones in the MUASs, particular emphasis should be
given to the provision of high quality employment sites, the regeneration of town centres and other
opportunity areas. In appropriate circumstances, compulsory purchase powers will be used to
assemble sites and to create regeneration opportunities.

There are a number of Housing Renewal Areas identified in the RSS. Action to renew and
redevelop neighbourhoods in such areas is required to address the risk of problems of decline
spreading to adjoining housing areas, particularly in parts of Birmingham, Coventry, Dudley,
Sandwell, Solihull, Walsall and Wolverhampton. These areas include the Pathfinders but also other
areas / Urban Living. The two Pathfinder Housing Market Renewal Areas within the West Midlands
Region are Birmingham/Sandwell (E53m) and Renew North Staffordshire (£E114m) with secured
government funding for the next three years. The latter in particular continues to be afflicted by
market weaknesses.

Implications for Housing Options

The implications of regeneration for developing and testing the options, considered further in
Sections 7.0 and 8.0, include identifying how the options or RSS should:

o Reflect the need for new development locations to be sensitive to areas of housing market
fragility — some might offer scope for additional housing growth but impacts must be fully
assessed;

. Will regeneration initiatives fundamentally change the pattern of economic opportunity and

housing demand across the region?
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Transport Infrastructure

One of the key issues for the region’s transport network in accommodating additional housing
growth is the need to maintain the network’s role as a national hub for both road and rail —
something that brings economic advantages but also disadvantages in terms of congestion.

There are implications of decentralisation and a declining rural economy for transport with major
employment growth focussed in the conurbation and the dominant patterns of commuting being
into Birmingham.

The most accessible (and therefore sustainable) locations in the region are also the most
congested both in terms of road and rail networks. Many routes, especially into and around
Birmingham are at or approaching capacity.

In general terms, the transport modelling for the RSS Phase 2 Preferred Option undertaken on
behalf of the Highways Agency assumes that overall car use and trips are not driven by
development of housing — although clearly the distribution of housing will have an impact. For
example, there is little change between the base scenario (TEMPRO) and the RSS Phase 2
Preferred Option in terms of many key indicators including journey miles and delays on a number of
key routes. The base case assumes a degree of regional growth in car journeys (and on other
modes) that is constant irrespective of the scale of housing development.

The region has seen significant increases in investment in transport infrastructure and there are a
number of significant schemes recently completed, under construction or planned that will go
towards meeting the capacity constraints on the transport network and mitigate the impacts of
housing growth. These are set out in Section 8.0.

Additional growth will require investment in public transport and highway improvements and that
investment may be significant in some locations. The transport impacts and actions required to
mitigate those impacts will need to assessed at the local level through Core Strategies and require
alignment of the local allocation of sites with any necessary transport solutions..

Implications for Housing Options

Key considerations informing the development of options for growth, and considered further in
Sections 7.0 and 8.0, include:

. The need to make best use of the existing transport network whilst maintaining the national
and international hub role of the region. There is limited scope to increase capacity through
significant interventions;

° Growth needs to be located in areas that are already accessible by public transport that
have, will or could have capacity, noting that new stations can be difficult to integrate on
existing lines with high levels of utilisation. Phasing of additional growth needs to recognise
committed schemes, the length of time required to secure funding for new infrastructure and
the construction timescales;

. Opportunities to access public transport networks are generally best in the conurbations and
proposed settlements of significant development. The most efficient use of the rail network is
made for journeys of over 5 miles;

. The location of employment and patterns of commuting needs to be considered in relation to
the location of housing development.
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Energy Utilities and Hydrology

Key Issues

From the evidence gathered by the Study water supply for additional housing growth is a potential
issue and delivering the necessary additional supply will need to be planned in a timely manner to
ensure that there are no water shortages. Testing of the RSS Preferred Option indicated that the
Severn Water Resource Zone (WRZ) risks water shortages in a “dry year” and the South
Staffordshire WRZ has issues of supply at peak demand times. The broad level of growth in RSS
Phase 2 of growth being planned for in the current round of Water Resource Management and
Asset Management Plans.

The main issue in terms of water treatment and quality is the need to maintain the water quality of
rivers in urban areas which are generally at the top of catchments and so have limited capacity to
receive increased flows. It has been explained to NLP that the number of large sewerage treatment
works in urban areas may need some form of additional capacity, but is not a significant issue.

Flooding and flood risk needs to be considered in terms of the location of development, with high
levels of growth avoiding existing high flood risk areas. The Environment Agency has highlighted
that surface water flooding is also a particular issue across the region, and on which climate
change will increase the impact. It is an issue that will need to be dealt with through Sustainable
Urban Drainage System and other mitigation measures. There is no available data on areas across
the region at particular risk of surface water flooding.

Analysis and engagement with energy utilities indicates that although there will be practical
challenges such as local capacity to confront in servicing developments, these do not present
issues that will or should fundamentally dictate the approach of the region to housing provision.

Implications for Housing Options

Key considerations informing the development of options for growth, and considered further in
Sections 7.0 and 8.0, include:

. The phasing and location of development at LDF/Core Strategies stage will need to have
regard to the known issues impacting on capacity in the existing water supply and treatment
network, although spatial information is at present either limited or at a very general water
resource zone level;

. The Severn Water Resource Zone appears to face particular issues in relation to water
supply. Whilst this has not been identified as a fundamental barrier to further development
by Severn Trent, additional investment has been highlighted as being necessary to support
levels of housing growth in the middle and upper ranges;

. There is a need for an understanding of those areas where water supply could most likely
be affected by a need to reduce abstraction from rivers and groundwater for environmental
reasons through consultation with the Environment Agency;

. Flood risk issues need to be considered in a range of locations across the region in the
allocation of housing growth. Development would need to be distributed to avoid Flood
zones 2 and 3 and include SUDS as identified in the RSS;

. Large sewerage treatment works in a range of location across the region will require
investment to ensure that development can be accommodated and water quality standards
met. This applies equally to the RSS Preferred Option as well as any additional housing
growth.
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Landscape, Ecology and other Planning Designations

A significant number of Heritage designations have been identified within the region, including the
World Heritage Site at Iron Bridge and several highly valued parks and gardens, for example
Warwick Castle. These designations are widely spread across the region and whilst the potential
impact on the setting of these designations has been considered, the potential impact will need to
be assessed, along with impact to listed buildings and Scheduled Ancient Monuments, through site
allocations during the Local Development Framework process.

Figure 4.9a and b below show the Green Belt and Landscape and Ecological designations.

Figure 4.9a (left) Green Belt Designations
Figure 4.9b (right) Landscape and Ecological Designations
Source: WMRA / NLP Analysis

European and local environmental designations and their spatial distribution have been used to
assess potential levels of impact on locations with sensitive biodiversity. The majority of
environmental designations, including high quality agricultural land, are to the rural west of the
region however many other sites, for example Cannock Chase Site Specific Scientific Interest, are
near existing urban areas and are identified as being particularly sensitive to additional urban
growth.

Landscape designations have been given the same weight and considered using the same
methodology of spatial distribution as used for the Environmental Designations. However, whilst the
impact on the setting of large designations of Area of Outstanding Natural Beauty and on the Peak
District National Park can be gauged at this scale of mapping, the impact on smaller woodland
areas in and around existing settlements will need to be considered in more detail through
allocating of sites through the Local Development Framework process.

Implications for Housing Options

° Environmental designations of national and international value which are covered by the
Habitats Regulations may present a significant constraint on the location of additional
housing development in some areas, but can generally be addressed through Core
Strategies/LDFs. The HRA considers these in more details;

. Locations within landscape designations of national and regional importance have limited
potential for accommodating additional housing growth;

. Heritage designations are widespread including within existing urban areas. Of these, the
greatest constraints on the location of housing growth are World Heritage Sites;
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. Consideration should to be given to the extent to which Green Belt designations are a
constraint in reviewing the distribution of additional housing growth. In particular, it will be
important to balance the impact of Green Belt alterations (in terms of the PPG2 tests and the
objectives in the RSS) and the need to deliver housing growth.

Sustainability

Key Issues

Sustainable development is at the heart of the planning system. The purpose of the SA is to ensure
that the housing options in the West Midlands promote sustainable development and that relevant
social, environmental and economic considerations are taken into account in the process of option
generation. A Sustainability Appraisal was carried out in respect of the RSS Phase 2 Preferred
Option and in line with the SEA directive (SA (2007)). It identifies a number of areas where
housing growth required mitigation but not all of these were taken forward into the Preferred
Option.

Key issues identified (which relate to all policies in the Phase 2 Preferred Option) include housing
affordability, out migration from urban areas, the likely significant impact on environmental and
historic assets, and the need to narrow the gap between the best and worst performing parts of the
region, protect the rural environment, ensure that new development does not detrimentally affect
existing settlements, consider flood prevention and management issues, particularly in the Severn
and Avon valleys, respect water resources and environmental constrains, and acknowledge the
decline in the regions plants and animals.

With regard to housing, the SA (2007) found that housing policy CF3 will not result in an increased
concentration of housing in the MUAs (and concluded that the process of urban renaissance will be
weakened by the proposed housing figures), and that housing is not provided in the right districts to
meet new housing need where it arises. It was also noted that policies on distribution and phasing
will not concentrate housing development in the MUAs, stem out migration and support urban
renaissance. The SA (2007) found that “...many of the Settlements of Significant Development
appear to have major development constraints (e.g. transport, green belt, water infrastructure, and
possibly flood risk) and it will be necessary to deliver that infrastructure before, or at the latest
alongside the housing for these towns...” (SA (2007) pp. A208-209). Accordingly, it identifies a
number of areas where housing growth required mitigation but not all of these were taken forward
into the Preferred Option.

The West Midlands Regional Sustainable Development Framework (RSDF) identifies four key
regional sustainability objectives: Sustainable consumption and production; Climate change and
energy; Natural resource protection and environmental enhancement; Sustainable communities.
The SA (2007) and the SA of the Housing Options are assessed against these objectives.
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Housing in RSS Phase 2 Revision

Introduction

This section briefly summarises the RSS Phase 2 Revision Preferred Option in terms of scale and
distribution of housing provision, summarises the process by which these proposals were arrived
at, and sets them alongside a number of key indicators, drawn from demographic projections, build
rates, and policy provisions of RSS and RES.

The Preferred Option

In arriving at the Preferred Option, a number of options were considered. These options, expressed
as gross requirements (including replacement of demolished units) for the period 2001-2026, were:

. Option 1: Providing for circa 15,256 dwellings per annum, based on continuation of the then
current WMRSS to 2026;

. Option 2: Providing circa 19,648 dwellings per annum, extending the distribution in Option 1
to take account of responses from Section 4.4 authorities and with a wider spread of
development;

. Option 3: Providing circa 23,000 dwellings per annum, building on Option 2 with additional
numbers distributed based on a the ‘gap’ between Option 2’s distribution and demand as
defined by the 2003-based projections.

Based on the analysis of these options and consultation responses, a number of amendments were
made to the overall figure for provision, notably:

. the time period for the revision was amended to 2006-2026, with no provision made for any
under or over provision in relation to the period 2001-2005;

. the numbers were converted to ‘net’ figures, meaning a 1:1 replacement of demolished stock
on top of the net figure;

. a new estimate of demand, based on the 2004-based household projections giving a net
figure of 382,000 (19,100 per annum).

The starting point for moving to the Preferred Option was the identification by local authorities that
there was capacity on sites for circa 340,000 net additional dwellings. Subsequent discussions
tested this figure in terms of how far it reflected the City Region growth aspirations, and additional
capacity was identified in Birmingham (10,000 dwellings), 15,400 in Coventry, and 3,000 in Stoke
on Trent, with smaller additions in Oswestry and Cannock Chase districts. This produced the
distribution set out in the Preferred Option, identified below in Table 5.1.

The Background Paper indicates that the output of the process has:

“...acknowledged that in order to tackle affordable housing issues and to adequately plan
for future households’ demand, an increased in the requirement above the current RSS
is necessary. However, it also believes that a significant increase in provision will
undermine the Urban and Rural Renaissance principles, which lie at the heart of RSS.
For this reason the Preferred Option for Housing has been based upon the finding from
considerable technical work and the advice from a number of Regional Stakeholders. It
is therefore the view of the Regional Planning Body that this level of provision will help
the Region to achieve its housing needs, whilst ensuring a more sustainable way forward
for the Region.”
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In taking forward and testing the Options for additional housing growth, this Study seeks to
understand and apply the alternative policy choices and ‘trade-offs’ inherent in the above
conclusions. In particular, in assessing the Preferred Option through the remainder of the RSS
process, there are a number of questions that will need to be considered:

. Is urban (or indeed rural) renaissance dependent on a particular scale and distribution of
housing provision, and if it is, at what point does the balance tip, and why? This issue is
explored in Section 8.0;

. What is the precise causal relationship between housing distribution and urban and rural
renaissance and does this relationship differ between areas? Is it possible to identify the
scale and nature of the adverse impacts caused by additional housing provision on urban
and rural renaissance? The causal relationship is considered in Se