
MARCH 2019

HOUSING 
FRAMEWORK





Section 1 Introduction       4 
Section 2 Strategic context      8
Section 3 Affordability      12
Section 4 Homelessness      18
Section 5 Stock management     22
Section 6 Housing completions     26
Section 7 Delivery and funding options   28
Section 8 Developing practice and innovation  32
Section 9 Barriers to delivery     36
Section 10 Action Plan      40
Bibliography        43

CONTENTS

 HOUSING  FRAMEWORK 2019  3



SECTION 1 
INTRODUCTION
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The Greater Birmingham and Solihull Local Enterprise Partnership 
(GBSLEP) Strategic Economic Plan (SEP) 2016-2030 sets out our ambition 
to become a top global city region, and the major driver of the UK 
economy outside of London, by 2030. To achieve this ambition, the 
development of high-quality, affordable housing is crucial.

But as the availability of housing land across the region 
becomes under increasing pressure, research1 indicates 
that a significant dwelling shortfall in the Housing 
Market Area (HMA) is anticipated by 2031. This 
shortfall will mainly be located within the Birmingham 
urban area, and in Solihull and the Black Country 
(specifically Sandwell and Walsall).

To avoid this shortfall, the current rate of house-
building must be significantly accelerated. Any new 
developments must also provide the right tenure 
options to meet the needs and aspirations of the area.

1 Strategic Housing Needs Study Stage 3 Report, Peter Brett Associates, August 2015

In this Housing Framework, we aim to provide an 
overview of housing tenure, affordability and need 
across the GBSLEP area; to outline opportunities for 
development that will support the growth ambitions 
for the area (including examples of good practice, 
innovative construction, and community-led initiatives); 
and to present recommendations to partners and 
government for the delivery of housing in the area. We 
also present information on funding opportunities, and 
outline where value can be added through GBSLEP 
involvement.

1.1 BACKGROUND

RESEARCH INDICATES THAT A SIGNIFICANT 
DWELLING SHORTFALL IN THE HOUSING MARKET 
AREA (HMA) IS ANTICIPATED BY 2031
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This Housing Framework has 
been produced by a small task 
and finish group, responsible 
for guiding the work, 
identifying issues for further 
exploration, and analysing the 
information gathered.

The GBSLEP Place Board was accountable for 
the delivery of the Housing Framework to the 
LEP Board, whilst the LEP Board acted as the 
ultimate owner of the Housing Framework, and 
was responsible for sign-off of the final product.

The personnel involved in the 
development of this Housing 
Framework were:
 
Project Executive:  
Simon Marks, LEP Board Director for Optimising Assets

Senior Responsible Officer:  
Mike Parker, Wyre Forest District Council

Project Manager:  
Sarah Hughes, LEP Executive

Task and finish group attendees:  
Craig Jordan, Lichfield District Council
Matthew Cloke, Birmingham City Council
Kevin Rodgers, WM Housing Group
Kate Warburton, National Housing Federation
Charlotte Hill, Homes England 
Dan McGowan / Helen Chard, Taylor Wimpey

This report is not a statutory document. Control of 
housing and planning issues remains with individual local 
planning authorities. However, our hope is that the 
information contained within this Housing Framework 
will add context, depth, and additional view-points to 
consideration of housing development across the 
GBSLEP area.

1.2 ABOUT THIS FRAMEWORK

6  HOUSING  FRAMEWORK 2019



In theory, this data focuses on the GBSLEP geography, 
rather than on the wider Greater Birmingham Housing 
Market Area (HMA) geography. However, where it is 
easily available, we have also used data for the local 
authorities that are in the HMA but not GBSLEP, as this 
may bring additional context to discussions.

Within this report,  
data is presented on:

• Affordability
• Homelessness
• Stock management
• Housing tenure
• Housing completions 

For reference, the statistical 
geography of the area is:

• In the GBSLEP area and the HMA:
 - Birmingham
 - Solihull
 - Cannock Chase
	 -	Lichfield
 - Tamworth
 - Bromsgrove
	 -	Redditch

• In the GBSLEP area but not the HMA:
	 -	East	Staffordshire	
 - Wyre Forest

• In the HMA area but not the GBSLEP:
	 -	Dudley	
	 -	Sandwell	
 - Walsall 
 - Wolverhampton 
	 -	South	Staffordshire	
 - North Warwickshire 
	 -	Stratford-on-Avon

1.3 ABOUT THE DATA

 HOUSING  FRAMEWORK 2019  7



SECTION 2 
STRATEGIC CONTEXT
National, regional and local housing strategies,  
as well as findings from wider research into the housing sector,  
provide important background and context to this framework.
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Research undertaken in 2017 by University College London for the Royal 
Town Planning Institute2 indicated that housing is seen as the most 
significant economic weakness in the UK by the Organisation for 
Economic Co-operation and Development, the International Monetary 
Fund, and the European Commission, with the UK now 27th in the world 
on infrastructure provision.

Also in 2017, the UK Government launched its Housing White Paper – ‘Fixing Our Broken Housing Market’ – and 
in doing so, set out a raft of proposals to increase the number of new homes constructed annually, from the 
current average in England of 160,000-225,000, to 275,000 or more.

Publication of the White Paper was followed up with a 
consultation3, which found that the existing approach 
to assessing housing need is too complex, leaving 
substantial room for interpretation and leading to a 
costly and time-consuming process.

In an effort to make the housing need assessment 
process simpler, quicker, and more transparent, the 
Government proposed capping housing needs in any 
areas where they are more than 40% higher than those 
stated in the local plan. But for many local authority 
areas, such a cap will result in significant changes to 
the accepted housing need numbers - for example in 
Birmingham, it represents a reduction of 13,000 - and 
it is unclear how this disparity will be reconciled.

The consultation also highlighted the need for local 
planning authorities to work together, with a lack of 
cooperation being a major cause of plans being 
rejected by the Planning Inspectorate. Accordingly, 
the consultation proposal requires local authorities to 
produce a statement of common ground over their 
housing market area. 

The government expects LEPs to play a significant 
part in creating the right conditions to encourage 
growth, by incentivising delivery and monitoring 
outcomes. This is recognised within the GBSLEP 
Strategy for Growth and in our Strategic Economic 
Plan (SEP).

2.1 NATIONAL CONTEXT

2 http://www.rtpi.org.uk/knowledge/better-planning/better-planning-housing-affordability/local-authority-direct-provision-of-housing
3 DCLG (now MHCLG) – Planning for the right homes in the right places: consultation proposal – September 2017

THE AVERAGE HOUSE COSTS 
ALMOST EIGHT TIMES 
AVERAGE EARNINGS, AND 
MORE THAN 2.2 MILLION 
WORKING HOUSEHOLDS WITH 
BELOW AVERAGE INCOMES 
SPEND A THIRD OR MORE OF 
THEIR DISPOSABLE INCOME 
ON HOUSING.

HOUSE BUILDING HAS 
NOT KEPT PACE WITH THE 
GROWING POPULATION, 
AND OVER 40% OF LOCAL 
AUTHORITIES DO NOT 
HAVE A PLAN THAT MEETS 
THE PROJECTED GROWTH 
IN HOUSEHOLDS IN  
THEIR AREA.

THE INDUSTRY IS TOO RELIANT 
ON A SMALL NUMBER OF BIG 
PLAYERS – BRITAIN’S 10 LARGEST 
HOUSE BUILDING FIRMS BUILD 
ABOUT 60% OF NEW HOMES – 
AND THERE IS LITTLE INCENTIVE 
TO INVEST IN INNOVATIVE 
METHODS THAT COULD DELIVER 
MORE HOMES.

The white paper raises some important issues concerning the state of the housing sector, including:
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Much research is already underway within the housing sector across the 
GBSLEP area, including a significant piece of work commissioned by the 
14 local authorities that comprise the Birmingham and the Black Country 
HMA. The aim of this research was to identify strategic locations for 
housing growth and their potential development capacity4, after earlier 
findings5 had predicted a significant housing shortfall in the area, 
particularly within Birmingham and Solihull. The final report concluded 
that it was ‘likely’ that housing needs up to 2031 would be able to be met 
in full within the HMA.

Across the West Midlands Combined Authority 
(WMCA) area, housing is one of eight priority action 
areas identified in the WMCA Strategic Economic Plan 
2016-2030. 

The WMCA Land Commission, set up in 2016 to 
identify challenges in land and housing delivery 
across the area, identifies six ‘game changers’ that 
would enable housing targets to be met:

• The development of a Single Agreed Vision for the 
West Midlands.

• A prioritised list of Action Zones where 
employment and housing can be accommodated.

• Visible Unity of Purpose in delivering the vision.
• Further steps aimed at Transforming Brownfield 

Land.
• A Strategic Review of the Green Belt.
• Clarified Governance and Responsibility.

The WMCA Housing and Land Steering Group has 
recently overseen bids totalling £740.58m to the 
Government’s Housing Infrastructure Fund (HIF), with 
the potential to unlock the development of 67,142 
homes in the region. This is in addition to the £100m 
that is being made available by the Government to 
WMCA for a Land Remediation Fund to buy and clean 
up land around priority sites, focused on the Walsall to 
Wolverhampton corridor.

Within the WMCA, the Government has also  
agreed to:

• work with Housing Associations on new ways to 
finance and build affordable housing to rent or buy 
in the West Midlands;

• form a new Joint Delivery Team with Homes 
England to identify a new “pipeline” of high-
priority development sites;

• support the creation of a new Centre of Excellence 
for Brownfield Remediation and Construction Skills 
in Wolverhampton, to research new methods of 
construction and provide skills training; and

• provide funding to deliver the Commonwealth 
Games Athletes’ Village.

Finally, GBSLEP has itself, within its SEP, recognised the 
importance of high-quality housing for attracting and 
retaining the talent required to sustain the economic 
growth of Greater Birmingham. 

Major housing priorities for GBSLEP are to ensure that 
the rate of housebuilding is significantly accelerated 
and that the homes that are built are of an appropriate 
mix of tenure and affordability to match the needs and 
ambitions of our community. The production of this 
Housing Framework is the first step for the LEP – along 
with its partners – in delivering against these ambitious 
priorities.

2.2 REGIONAL CONTEXT

4  https://www.birmingham.gov.uk/downloads/download/1945/greater_birmingham_hma_strategic_growth_study
5 Peter Brett Associates – Strategic Housing Needs Study Stage 3 – August 2015
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Local Authorities are starting 
to build again after a long 
hiatus, and can also exert some 
influence through planning 
powers. However, the 
substantive scale and nature of 
development is influenced and 
undertaken by the private 
sector. In some areas, where 
the market has failed to meet 
the needs of communities, 
local authorities are looking 
into alternative models to 
deliver housing.

Many local authorities routinely refresh their 
recording of housing needs within their areas as 
part of their statutory responsibilities around 
planning and housing functions, and are 
progressing local plans and neighbourhood 
plans using that information.

Recommendation 1: GBSLEP should take an 
appropriate interest in assisting councils to 
produce statements of common ground. 
While this is not yet a statutory requirement of 
local authorities, if it does become so, GBSLEP 
is in an excellent position to help with cross-
boundary delivery.

A summary of the priorities and key planning issues in 
relation to housing for each of the nine GBSLEP local 
authority areas can be found in the appendix of this 
report,6 along with more complete information relating 
to local plans and other relevant documents.

There are some common issues across the GBSLEP/HMA 
area, although the scale of these issues is different for 
each authority area.

For all authorities, affordability of homes is an ongoing 
issue. One way to tackle this issue is through the 
implementation of affordable homes contributions on 
new developments. We also see that most local 
authorities are prioritising brownfield land for 
development, but a number are willing to consider 
greenfield site development in specific circumstances.

The required tenure split of homes does vary across the 
area, from 62% to 82% market housing (i.e. owner 
occupied and private rent) and 18% to 38% affordable 
and social rent. Some authorities also note the specific 
impact of the Local Housing Allowance, and rising 
homelessness.

Recommendation 2: Representatives of the Housing 
Framework task and finish group should meet with 
the WMCA at the earliest opportunity to discuss 
joint working opportunities. GBSLEP is supportive of 
the principles behind the six ‘game changers’ 
identified by the WMCA Land Commission, and we 
believe that this Housing Framework may be useful in 
further developing housing policy and practice across 
the patch. 

Recommendation 3: GBSLEP should support local 
partners in progressing their Housing Infrastructure 
Fund (FF and MV) bids. The nature of this support will 
be dependent on which bids to the HIF are successful.

2.3 LOCAL CONTEXT

2.4 RECOMMENDATIONS

6 See Appendix 1
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SECTION 3 
AFFORDABILITY
Housing affordability is of paramount importance to GBSLEP, 
because a housing market that does not meet the needs of its 
local population will inevitably stifle economic growth.

In the GBSLEP region, affordability is an issue for all types of 
tenure and for all types of properties, involving both existing 
and prospective homeowners, private renters, social housing 
tenants and Local Housing Allowance recipients alike.
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Over recent decades, house prices across England have steadily risen, 
while average wages have remained largely static.7 As a result, home 
ownership has fallen to a level last seen in 1986. This national picture is 
reflected in the West Midlands, where homeownership has declined from 
over 70% in 2005, to below 60% in 2016.

While house prices in the West Midlands are 
below the national average of £211,230 (with 
the exception of Solihull which stands at 
£246,192), median house price data8 shows that 
over the past six years, prices in the GBSLEP 
area have risen by between £25,000 and 
£50,000. With wages stagnating across the 
region, these price increases are easily 
outstripping any increases in earnings.

Chart 1: Median price GBSLEP area (£):

Within the GBSLEP area, the gap between lower and 
upper quartile house prices is widening9, with prices 
rising faster for upper quartile properties than for those 
in the lower quartile. In practice, this could mean that 
existing homeowners with expanding families are 
priced out of the market for bigger properties, forcing 
them to either move into rented accommodation or 
stay in an overcrowded property.

3.1 HOME OWNERSHIP

7 Data taken from Housing Briefing for WMCA (produced by Sandwell MBC) – August 2016
8 See Appendix 2, Chart 1
9 See Appendix 2, Charts 7 to 15

Home ownership continues  
on the next page >>
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Local Authority Couple working FT 
without children

Couple with one child 
(one adult working FT, 
one adult working PT)

Single person  
working FT

WM Conurbation 5.3 years 10.3 years 11.1 years

Birmingham 5.3 years 10.5 years 11.1 years

Solihull 6.3 years 11.2 years 12.8 years

Source: A Home of Their Own, Shelter, January 2015

Government schemes such as Help to Buy Equity and 
Help to Buy Mortgage Guarantee are designed to help 
first-time buyers access the housing market. However, 
some economic analysts11 suggest that over time, 
these schemes contribute to an overall increase in 
house prices, compounding the problem of 
affordability.

For those in the region who do not already own 
property, the prospect of doing so is becoming 
increasingly out of reach. Regional affordability is 
assessed by ‘affordability ratios’, calculated using 
household income and house price statistics. A ratio of 
3.5 to 5 is considered acceptable, a ratio over 5 is 
considered problematic, and a ratio over 7.5 is 
considered a significant problem.

Data analysis carried out by Sandwell MBC, using the 
UK House Price Index for May 2016 and the ONS 
Annual Survey of Hours and Earnings for 2015, 
produced affordability ratios for Birmingham and 
Solihull of 6.7 and 10.1 respectively. Similar analysis of 

The Starter Homes initiative, under which the government 
has pledged to build thousands of new homes to be sold 
at a minimum discount of 20% to first-time home buyers 
aged between 23 and 40, will clearly help some 
prospective homeowners. However, those with average 
and higher incomes are likely to benefit most from this 
scheme, while those on lower incomes will be excluded. 
As such, the promotion of starter homes at the expense 
of other options, such as affordable rent, may exacerbate 
housing affordability issues.

ONS data from previous years suggests that these 
figures are part of a trend of ever-decreasing 
affordability in the region, with nowhere within the 
GBSLEP area having an affordability ratio of less than 
5. While the West Midlands as a whole is generally 
more affordable than London and southern England, it 
is less affordable than any of northern England or 
Wales.10

It has been estimated that it takes first-time buyers in 
the region between five and 12 years to save the 
approximately £23,000 required for the average house 
deposit.

10 See Appendix 2, Chart 6
11 http://blogs.lse.ac.uk/politicsandpolicy/who-is-helped-by-help-to-buy/
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As rates of home ownership across 
England have fallen, there has been 
a corresponding increase in the size 
of the private rental market. In the 
West Midlands, the proportion of 
people privately renting doubled 
between 2003 and 2015, in 2016 
standing at 17% of the population.

National data suggests that private renters do not view 
it as tenure of choice, with fewer than 10% choosing to 
rent because of the area and just 3% actively preferring 
the flexibility of renting. 65% of renters never expect to 
be able to afford to buy. It is unclear whether these 
attitudes will change in future: will ‘generation rent’ 
choose to keep renting, even if/when they can afford 
to buy?

The average cost of renting has also increased, with 
affordability in the private rental market even more of 
an issue than for the housing market. On average, 
housing costs in the private rented sector account for 
30% of income, compared with 23% for mortgages.

3.3 PRIVATE RENTING

Over the ten years between 2001 to 2011, a number of trends emerged 
in tenure type across the GBSLEP area.12

• The percentage of people owning their home with 
an outstanding mortgage or loan has decreased, 
reflecting the increased difficulty in recent years of 
obtaining a mortgage against a property.

• There has been a small increase in the percentage 
of people who own their homes outright, which is 
likely due to baby boomers reaching the end of 
their mortgage terms.

• Shared ownership remains low, at below 1% of the 
tenure mix across the area, as it is not generally 
attractive to buyers.

• Social renting from the local authority has 
decreased, and while social renting from another 
source has increased slightly, the overall trend 
suggests that social housing occupancy is 
declining.

• The rate of private renting across the GBSLEP area 
almost doubled, clearly reflecting the decrease in 
ownership (via a mortgage) and the decreasing 
availability of social rented housing, particularly 
local authority properties.

3.2 HOUSING TENURE

12 See Appendix 5, Charts 28 to 33
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Social housing is provided at low rents on a secure basis to those who are 
most in need or struggling with their housing costs, either by local 
authorities or private registered providers (PRPs).13 Rates for PRP and 
local authority rent, set by the Government through the rent settlement, 
have increased significantly in recent years.14

Across the GBSLEP area, there are approximately 
40,000 potential new households in need of social 
housing. Research15 by Sandwell MBC suggests that in 
order to accommodate this need, sub-market housing 
should comprise around one third of any new housing 
provision.

For those who are unable to access social housing, 
help with private rental costs may be available in the 
form of Local Housing Allowance (LHA).16 However, in 
recent years market rents have risen far above 
maximum LHA rates, including in the GBSLEP area, 
where the amount of LHA claimed is consistently lower 
than the typical private sector rent for a lower-end 
two-bedroom property.17

As a consequence of the discrepancy between LHA 
rates and the cost of private rent, many families that 
receive LHA are forced to divert some income away 
from essentials such as food and utilities in order to 
make up the shortfall. In the longer term, it may also 
mean them being forced to move to cheaper areas, 
away from jobs, education, and support networks.

Each local authority within the GBSLEP area 
experiences different specific challenges around LHA, 
depending on the rental market in their area and the 
needs of their citizens.18 The proposed cap on LHA, 
due to come into effect in 2019, is likely to have a 
bigger effect on the most expensive areas as it 
increases the disparity between LHA rates and rent.

3.4 SOCIAL HOUSING AND  
 LOCAL HOUSING ALLOWANCE

13 The term ‘registered’ in the name ‘Private Registered Providers’ refers to registration with Homes England. The more common term ‘housing associations’ refers to non-profit 
bodies that provide social housing. The vast majority of housing associations are registered with Homes England and so are PRPs. Conversely, there are some for-profit housing 
bodies that are registered as PRPs with the Homes England
14 See Appendix 2, Charts 2 and 3
15 Sandwell Metropolitan Borough Council – Housing Briefing for WMCA – August 2016
16 Different LHA caps apply to different areas, and there are often multiple rates within a single local authority area. LHA rates are based on private market rents being paid within 
the designated area. The LHA does not currently affect council tenancies, or most tenancies with registered social landlords
17 See Appendix 2, Chart 4
18 See Appendix 2, Table 1
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Our research into affordability 
indicates that it is an issue in sizes 
of homes across the GBSLEP area.

House prices are increasing at a greater rate than 
wages, presenting a particular challenge to firsttime 
buyers, with alternative routes to home ownership not 
currently meeting needs in the area. There is also a 
growing price gap between the upper and lower 
quartiles of the housing market, so property owners 
face a significant ‘reach’ every time they wish to move 
up, leading to a static market and rising inequality.

Home ownership – specifically home ownership 
through a mortgage or loan – is declining, and private 
renting is increasing. Further, as the number of people 
wishing (or having) to rent grows, rental affordability 
declines.

Given the issues around lower quartile affordability, 
and the constraints of the Local Housing Allowance 
(LHA), it is clear that we need to see increased 
provision of good quality rental properties at 
affordable prices. Longer tenancy agreements for 
these properties are likely to be popular, as they 
provide increased security for tenants, although further 
research is needed about how mindsets are likely to 
change in terms of home ownership versus renting in 
future. 

Recommendation 4: GBSLEP should support further 
housing development – especially affordable 
housing development – to meet growing demand. 
While this support should reflect local authority 
priorities, GBSLEP should accept in principle that 
public sector intervention will be required to meet 
housing demand, especially for social and affordable 
homes.

Recommendation 5: GBSLEP should continue joint 
delivery vehicle discussions and explore its own 
role as an investment partner, for example through 
a revolving capital loan fund. GBSLEP has already 
been involved, through its Non-Executive Director for 
Place, in discussions with West Midlands housing 
associations, WMCA and Homes England to explore 
the potential for a joint delivery vehicle to increase the 
supply of new homes of all tenures, including 
affordable, across the Combined Authority area.

Recommendation 6: GBSLEP should support, as 
appropriate, any further research on future tenure 
trends. There is uncertainty regarding tenure demand 
in future. ‘Generation Rent’ may be a long-term market 
adjustment, and tenure needs for the next 10, 20 or 30 
years are therefore difficult to predict. 

Recommendation 7: GBSLEP should support efforts 
by local authorities to progress schemes for market 
housing, to ensure that housing needs across the 
area can be met. This could involve a coordination 
and facilitation role, or could be more direct, as a 
partner in a joint delivery vehicle.

3.5 SUMMARY AND RECOMMENDATIONS

LONGER TENANCY AGREEMENTS FOR THESE 
PROPERTIES ARE LIKELY TO BE POPULAR, AS THEY 
PROVIDE INCREASED SECURITY FOR TENANTS
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SECTION 4 
HOMELESSNESS
Homelessness is a significant and increasing problem across the 
GBSLEP area. The term ‘homelessness’ does not only apply to 
those who are visibly sleeping on the streets; included within 
its definition is statutory homelessness - a less visible but 
equally pressing issue.
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Recent welfare reforms, cuts to public services and rising frequency of 
assured shorthold tenancy loss have led to a 132% increase in the number 
of people sleeping rough in England since 2010.

Annual rough sleeper counts are routinely conducted 
in all local authority areas in the GBSLEP region, 
although recent changes in count methodology make 
comparison between years difficult. As a proportion of 
total number of households, rough sleeping is most 
prevalent in Tamworth, Redditch and Birmingham, and 
least prevalent in Bromsgrove, Lichfield and Wyre 
Forest.

The transient nature of rough sleeping can also 
confound assessment of its prevalence and scale. In 
Birmingham, the official rough sleeper count in 2016 
was 55. However, the true number of individuals in the 
street community is believed to be about 350 - an 
unofficial figure based on shared intelligence between 
the council, the third sector, the police, local 
businesses and local housing providers.

4.1 ROUGH SLEEPERS

IN BIRMINGHAM, THE OFFICIAL ROUGH SLEEPER 
COUNT IN 2016 WAS 55. HOWEVER, THE TRUE 
NUMBER OF INDIVIDUALS IN THE STREET 
COMMUNITY IS BELIEVED TO BE ABOUT 350
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The Housing (Homeless Persons) 
Act 1977, Housing Act 1996, 
and the Homelessness Act 2002, 
placed statutory duties on local 
housing authorities to ensure 
that advice and assistance to 
households who are homeless 
or threatened with 
homelessness is available free of 
charge. A ‘main homelessness 
duty’ is owed where the 
authority is satisfied that the 
applicant is eligible for 
assistance, unintentionally 
homeless, and falls within a 
specified priority need group.

To tackle the inevitable rise in 
homelessness numbers that we 
can expect to see over the coming 
months, we will need to see 
coordinated action from the UK 
Government down. For GBSLEP, 
this will mean working with Local 
Authority partners and with the 
WMCA Mayor to tackle 
homelessness in the local area.

Households for whom a homelessness duty has been 
accepted by a local authority are statutorily homeless. 
Such households are not generally homeless in the 
literal sense of being without a roof over their heads, 
but are more likely to be threatened with the loss of, or 
are unable to continue with, their current 
accommodation.

As with rough sleeping, the number of households 
considered statutorily homeless is rising in the GBSLEP 
region as a whole, although there are differences area 
by area. Birmingham has significantly higher rates of 
statutory homelessness than any other GBSLEP area, 
both in real terms and as a proportion of total number 
of households.19

Rates of statutory homelessness are likely to increase 
further with the introduction of the Homelessness 
Reduction Act, which will require local housing 
authorities to help all eligible applicants rather than 
just those with a ‘priority need’. This is currently a real 
concern for councils and housing providers, who are 
already struggling to rehouse those in priority need.

Recommendation 8: GBSLEP should support the 
Mayor’s Taskforce to tackle the issue of 
homelessness in the area. Addressing the problem of 
homelessness will require a multi-agency approach, 
including further private sector involvement, which 
could be facilitated by GBSLEP.

4.2 HOUSEHOLDS ACCOMMODATED  
 BY THE AUTHORITY

4.3 SUMMARY AND RECOMMENDATIONS

19 See Appendix 3, Charts 19 and 20
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Chart 19: Homeless households accommodated by the local authority:

Chart 20: Homeless households accommodated by the local authority (rate per 1,000 households):
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SECTION 5 
STOCK MANAGEMENT
Management and supply of housing stock, through minimising 
vacancies and increasing construction rates, are both 
imperative to meeting future demand.
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Long-term empty homes are those dwellings that have been unoccupied 
and substantially unfurnished for over six months. These can become 
‘problem’ properties, slipping into disrepair and blighting 
neighbourhoods. There are many reasons that properties can become 
long-term vacant, including the inability of the owner to meet the cost of 
repairs and upkeep (so that the property cannot be lived in, sold, or let), 
problems with mortgage lenders, leaseholders or tenants, death of the 
owner, or a family break-up.

Across the GBSLEP area, the percentage of properties 
that are long-term vacant is quite low, but the gross 
numbers are still significant, with over 12,000 long-
term vacant properties in the Housing Market Area in 
2016 (over 4,000 of these in Birmingham).20

Tackling these long-term vacancies could go a long 
way toward addressing housing supply issues in the 
region. Local authorities can instigate a compulsory 
purchase order (CPO) for such properties if attempts 
have been made to encourage the owner to bring a 
building back to acceptable use. However, legal 
proceedings are expensive and authorities generally 
do not have funds available.

5.1 VACANT PROPERTIES

20 See Appendix 4, Charts 21 to 24

THERE ARE MANY REASONS THAT PROPERTIES 
CAN BECOME LONG-TERM VACANT, INCLUDING THE 
INABILITY OF THE OWNER TO MEET THE COST OF 
REPAIRS AND UPKEEP
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Recommendation 9: GBSLEP should explore 
the possibility of creating a recyclable loan 
fund that local authorities can borrow from in 
order to cover acquisition costs. Equipping 
local authorities with the necessary resources for 
Compulsory Purchase Orders and purchase of 
easements for long term vacant properties would 
enable those properties to be brought back into 
use. 

Recommendation 10: GBSLEP should work with 
partners to further understand the issue of under- 
and over-occupancy at a more localised level, and 
to explore possible solutions. GBSLEP could 
conceivably have a role in stimulating the market for 
homes that meet the needs of older people, to 
address under-occupation by older people in larger 
houses.

5.3 RECOMMENDATIONS

GBSLEP COULD CONCEIVABLY HAVE A ROLE IN 
STIMULATING THE MARKET FOR HOMES THAT MEET 
THE NEEDS OF OLDER PEOPLE, TO ADDRESS UNDER-
OCCUPATION BY OLDER PEOPLE IN LARGER HOUSES.

Occupancy ratings give an 
indication of under- or 
overcrowding. Ratings range 
from -1 (one fewer bedrooms 
than standard requirement) to  
+2 (two more bedrooms than 
standard requirement ).

Within the GBSLEP area, there is under occupation in 
owner occupied properties, which leads to a knock-on 
shortage of family homes. However, the exact nature of 
under- and over-occupation issues, and their impact on 
the availability of appropriately-sized housing, remains 
unclear.

5.2 OCCUPANCY RATINGS
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Apartments in Birmingham
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SECTION 6 
HOUSING 
COMPLETIONS
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The New Homes Bonus (NHB) is 
a grant paid by central 
government to local councils to 
reflect and incentivise housing 
growth in their areas. It is based 
on the amount of extra Council 
Tax revenue raised for new-build 
homes, conversions, and long-
term empty homes brought back 
into use. There is also an extra 
payment for providing affordable 
homes.

NHB payments fluctuate year to year, and can vary 
greatly depending on the number and size of schemes 
reaching completion in that year.21 Councils in the 
GBSLEP area report that they often re-invest NHB 
funds to further support housing development in their 
area, while some have used NHB funds for community 
projects.

6.1 HOUSING TENURE

21 See Appendix 6, Chart 34
22 See Appendix 6, Charts 35 to 38

In the three years after the 
financial crash of 2008, total 
completions - the number of new 
homes built - almost halved.22

While there has since been a recovery, many 
construction firms are still reluctant to invest. This has 
left a significant gap between the number of 
completions and the figure required to meet need.

It should also be noted that official government figures 
may be an underestimate, as only net additions to the 
housing stock are recorded within these figures. 
‘Unofficial’ numbers may be higher, but will also be 
difficult to collate and verify.

6.2 DWELLINGS COMPLETED
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SECTION 7 
DELIVERY AND 
FUNDING OPTIONS
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In response to predictions of a massive housing shortfall by 2030, a 
number of initiatives have been designed to facilitate and accelerate 
housing provision at both a national and a regional level.

National initiatives include the Government’s Housing 
Infrastructure Fund, a capital grant programme that 
enables local authorities to provide infrastructure for 
new homes in the areas of greatest housing demand. 
Homes England has also developed a range of 
national programmes to support housing delivery.23

Regionally, the GBSLEP Unlocking Stalled Housing 
Sites (USHS) programme, launched in 2016, aims to 
bring forward the development of at least 500 new 
homes within the GBSLEP area over three years. The 
programme, which is open to local authorities, PRPs 
and private sector companies, has so far provided 
grant or loan funding to schemes in Cannock, 
Birmingham, Lichfield and Solihull.

7.1 NATIONAL AND REGIONAL MODELS

23 See Appendix 7, Table 1

Unlocking Stalled Housing, Cannock Chase
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Within the GBSLEP area.

In Birmingham, the council has already 
commenced the development of new homes for 
the private rented sector (PRS) through its wholly 
owned company (WOC), InReach. By borrowing 
money at Public Works Loan Board rates before 
lending on to InReach at a (higher) commercial 
rate, the council is able to increase its margin on 
new developments. With one scheme already 
underway, there are now plans to develop an 
additional 300 new homes through InReach.

Wolverhampton City Council also has its own 
WOC, WV Living, which operates in a similar way 
to InReach and generates an estimated surplus of 
£1.3 million to the council. Over five years, WV 
Living is set to deliver between 800 and 1,000 new 
homes, to be sold to the Council and let through 
the Housing Revenue Account.

Birmingham City Council is considering the 
delivery of a Rent to Buy programme, whereby 
homes built by registered providers are let at an 
intermediate rent, enabling tenants to save the 
necessary deposit required to buy the property. 
However, as a relatively new product with limited 
take up, it is not clear how popular this programme 
would be.

There are also challenges in funding Rent to Buy 
through the council’s Housing Revenue Account 
(HRA), as by law, all new affordable homes funded 
by the HRA must be subject to secure tenancy and 
Right to Buy rules. InReach is also unlikely to be 
able to provide funding, as it cannot claim grant 
from the Homes and Communities Agency.  

One option is for the council to set up a new housing 
company, capable of accessing Homes and 
Communities Agency funding. Such a company would 
offer affordable housing tenures alongside outright 
sale homes, thus complementing existing Birmingham 
Municipal Housing Trust and InReach activities.

Direct local authority provision across England
Research, commissioned by the Royal Town Planning 
Institute and the National Planning Forum and 
conducted by UCL in 2017, found that nearly two 
thirds (65%) of local authorities across England are 
directly engaged in housing delivery, either through 
housing companies or via the HRA.

The purpose of much of this housing is to ‘fill the gap’ 
between local need and what the market actually 
delivers, in many cases including housing for sale. 
Councils are also providing housing on sites that may 
not be attractive to other providers as they are small or 
need remedial works.

The research identified a wide range of delivery 
models employed by local authorities, including 
building directly under the general fund or through 
joint ventures with developers, providing land for 
housing, giving loans to others to build housing or to 
bring it back into use, and building for social needs 
such as extra care housing.

The final report from this research makes a series of 
recommendations - to central government, to the 
Local Government Association and to local authorities 
themselves - for actions that will facilitate direct 
housing provision by local authorities.24

7.2 LOCAL MODELS

24 See Appendix 7, Table 2

65%
NEARLY

DIRECTLY ENGAGED
in housing delivery, either through 
housing companies or via the HRA.

of local authorities 
across England are
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Recommendation 11: GBSLEP should work with 
local authority partners to ensure that there 
continues to be effective promotion of the 
USHS programme across the area. Local authority 
partners can provide leads, for example details of 
recent small-scale residential planning applications 
that have not progressed to implementation, for 
Finance Birmingham to explore.

Recommendation 12: GBSLEP should support local 
authorities to implement the appropriate 
recommendations of the UCL Housing Research 
Project into local authority direct provision of 
housing.

7.3 RECOMMENDATIONS

Unlocking Stalled Housing, Cannock Chase
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SECTION 8 
DEVELOPING 
PRACTICE AND 
INNOVATION
Developing practice and innovation encompasses alternative delivery 
models such as community-led and self-build housing development, as 
well as micro-homes and those built using modern methods of 
construction. While such developments are relatively scarce within the 
GBSLEP area, the LEP could be well-placed to take on the role of 
facilitator in future, bringing together good practice and enabling 
information exchange between authorities and other partners.
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Community-led housing is a term commonly used to describe homes that 
are developed and/or managed by local people or residents, in not-for-
private-profit organisational structures. There are two approaches with a 
statutory UK definition - the co-operative Housing Model and the 
Community Land Trust Model - and several informal models, including 
self-help housing, co-housing, development trusts, settlements and social 
action centres. Overall, less than 1% of UK housing is provided by small 
community housing providers - a figure that is far below most other 
European countries.

In 2015, a report by Locality25 outlined a number of 
ways in which the potential of community-led housing 
could be maximised, including a dedicated long-term 
funding model, improved impact measurement, better 
recognition of social, economic and environmental 
returns on investment, improved engagement by 
Homes England with community-led organisations, 
clearer guidance and support, and wider 
communication of the benefits of small-scale 
community-led housing.

Self-build as a route to home 
ownership is becoming 
increasingly popular, with around 
10,000 homes per year in the UK 
being built in this way. Suitable 
sites for self-build include those 
that are council-owned but 
uneconomic for the council itself 
to develop.

The Government has made some funding available to 
the community-led housing sector through its 
Community Housing Fund, which is distributed to 
community organisations via local councils for 
investment in housing, activities or services which will 
benefit their area. To date, only one local authority 
within the GBSLEP area has accessed this money. Wyre 
Forest DC used the fund to appoint a Community Led 
Housing Coordinator on a two-year fixed term 
contract, to support community engagement and 
capacity-building for the delivery of schemes.

An individual or group seeking to self-build can enter 
into a development lease with the council, enabling 
them to secure land and develop it under licence. This 
ensures a market-value land receipt for the council, 
and mitigates initial entry costs by deferring land costs 
to the developer.

While most councils within the GBSLEP area have 
people on their self-build registers, total numbers 
remain relatively low26 and, to date, no suitable sites 
have been found for any of these.

8.1 COMMUNITY-LED HOUSING

8.2 SELF-BUILD HOUSING

25 Locality – Understanding the potential of small scale community-led housing – July 2015
26 200 to 300 at our best current estimate
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Micro homes are developed on a Ford-style production line, delivering 
turn-key homes complete with kitchen, bathroom, fitted carpets, curtains, 
and even furniture if requested. These micro homes are seen as useful 
(particularly in London and the South East) in providing accommodation
for young, single, urban workers earning between £20,000 and £40,000 
who do not qualify for conventional social housing, but who are priced 
out of buying.

The homes are high-spec and energy efficient, but at 
just 26 sq metres, they are tiny. National space 
standards, introduced in 2011, demand that a  
one-bedroom flat should be a minimum of  

37 sq metres. So far, no micro homes have full 
planning permission, with many councils determined 
to maintain existing space standards.

8.3 MICRO HOMES

37NATIONAL SPACE STANDARDS  
DEMAND THAT A ONE-BEDROOM  
FLAT SHOULD BE A MINIMUM OF

SQ METRES
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‘Modern methods of construction’ (MMCs) is any development involving 
an element of off-site manufacture or assembly, such as fully-fitted-out 
units, kitchen or bathroom pods, pre-fabricated porches, doors, dormers 
etc., and timber or steel frames.27 The success of homes built using 
MMCs, as seen in other parts of the world such as Scandinavia and Japan, 
has not generally been replicated in volume in the UK, where most new 
low-rise residential development still uses masonry cavity wall 
construction.

A 2016 report by the NHBC Foundation28 found that 
despite the potential for MMCs to offer reduced 
preliminary costs, improved cash flow and faster sales 
revenues, fewer than half the house builders and 
housing associations that had used MMCs had 
experienced these benefits.

Many of the SMEs that were consulted for the report 
suggested that MMCs were not cost effective on 
smaller sites, being more appropriate for large sites of 
100 or more units. Other issues identified in the report 
included the need to commit to design decisions at an 
earlier stage, reduced flexibility for last-minute 
changes, low capacity within the supply chain, higher 
capital cost, poor transport logistics, and lack of 
availability of necessary installation skills. Many SMEs 
also reported that the benefits of timber frame 

construction were limited by a lack of available 
infrastructure, and that prices have risen by up to 30% 
following recent promotion of the technique by the 
government.

However, despite these limitations it is expected that 
the use of all types of MMC is likely to grow over the 
next three years, with certain MMCs likely to be more 
popular in specific regions, for example pods being 
predominantly used in London and the South East.
Several factors will be required to increase the use of 
MMCs in the UK, including a more developed and 
higher-volume supply chain, better identification of 
best practice and cost-benefit models, more grant-
funded development, and better communication of 
benefits to consumers.

8.4 MODERN METHODS OF CONSTRUCTION

27 Timber frame accounts for 15% of UK housing output, and 75% in Scotland, where it is no longer regarded as a modern method
28 NHBC Foundation – Modern methods of construction: views from the industry – June 2016  
https://www.nhbcfoundation.org/publication/modern-methods-of-construction-views-from-the-industry/

Recommendation 13: GBSLEP should take a lead 
role in supporting councils and others to 
develop innovative solutions, by acting as a 
facilitator, bringing together good practice and 
enabling information exchange between authorities 
and other partners. 

Recommendation 14: If the government chooses to 
pursue MMC developments as a priority, GBSLEP 
should play a supporting role as a partner. While a 
lot more could be done to progress modern methods 
of construction (MMC) within the GBSLEP area, the 
scale of the task requires significant government 
intervention.

8.5 RECOMMENDATIONS
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SECTION 9 
BARRIERS  
TO DELIVERY
There is widespread agreement that more needs to be done to 
increase the supply of housing (particularly affordable housing) 
across the GBSLEP area. However, there are many barriers to 
delivering such an increase, not least of which are those faced 
by SME house builders in the region, including significant 
delays in the planning system.
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Conversations with local SMEs have indicated that these barriers include 
poor availability of land, lack of skilled labour, planning issues, complexity 
of local authority procurement processes, limited access to materials, lack 
of apprentices, relative high cost of small-scale developments, and the 
failure of government to translate SME-supporting policy into action.29

Many of these issues are well-recognised, and are not unique to the GBSLEP area by any means.

9.1 BARRIERS FOR SMEs

29 See Appendix 8, Table 3 for a full summary of responses from SMEs

BARRIERS INCLUDE POOR AVAILABILITY OF LAND, 
LACK OF SKILLED LABOUR, PLANNING ISSUES, 
COMPLEXITY OF LOCAL AUTHORITY PROCUREMENT 
PROCESSES, LIMITED ACCESS TO MATERIALS,  
LACK OF APPRENTICES AND RELATIVE HIGH COST  
OF SMALL-SCALE DEVELOPMENTS
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One of the barriers identified by SMEs was that of land-banking - the 
practice of buying undeveloped land purely as an investment, with no 
specific plans for its development. However, the view from larger firms 
was that the perception of land-banking was inaccurate, and that it was 
not the common practice that many assumed it to be. The perception was 
caused, in their view, by the extensive delays caused by lack of capacity 
within planning departments, as well as local opposition to development, 
leading to sites lying dormant for long periods of time.

Indeed, recent research30 shows an increase in delays 
following planning permission being granted, with the 
total number of unimplemented planning permissions 
in England and Wales rising from 365,146 in 2015/16 
to 423,544 in 2016/17. Developers are also taking 
longer to build new homes - on average, it now takes 
40 months from schemes receiving planning 
permission to building work being completed – eight 
months longer than in 2013/14. Councils are approving 
nine in every 10 planning applications, and granted 
planning permission in 2016/17 for 321,202 new 
homes – up from 204,989 new homes in 2015/16.

Within the GBSLEP area it is estimated that to date, 
over 15,000 homes granted permission between 2015 
and 2017 have yet to be built out.31 There is currently 
little understanding of the reasons behind these 
delays, although the government is due to undertake a 
review of stalled housing sites through the Letwin 
Review32 - this will provide valuable information to 
inform a plan of action by GBSLEP to bring 
developments forward more rapidly.

9.2 PLANNING ISSUES

30 https://www.local.gov.uk/about/news/more-423000-homes-planning-permission-waiting-be-built
31 Based on figures provided by all councils within the GBSLEP area
32 https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/673794/20180112_Terms_of_Reference_for_the_Review_of_Build-Out_.pdf

DEVELOPERS ARE ALSO TAKING LONGER TO  
BUILD NEW HOMES - ON AVERAGE, IT NOW 
TAKES 40 MONTHS FROM SCHEMES RECEIVING 
PLANNING PERMISSION TO BUILDING WORK 
BEING COMPLETED – EIGHT MONTHS LONGER 
THAN IN 2013/14.
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Recommendation 15: GBSLEP should support 
local authorities in their requests for additional 
resource to improve the rate of progress 
through the planning system. Planning delays are 
becoming increasingly problematic for home 
builders of all sizes, and reflect the reduction in 
capacity within local planning teams and related 
loss of planning expertise.

Recommendation 16: GBSLEP could explore the 
option of setting up a planning task group to 
help housing developments to progress more 
quickly through the planning system. This would 
be in addition to supporting local authority 
resource requests, and would need to be discussed 
with all local authority partners in order to establish 
feasibility.

Recommendation 17: GBSLEP should work with 
local authority partners and with Homes England to 
help with the development of procurement 
frameworks that more realistically meet the needs 
of SMEs. This will address the difficulty identified by 
SMEs of securing small sites through local authority 
procurement processes.

Recommendation 18: GBSLEP should engage 
directly with Homes England to investigate how it 
can facilitate funding proposals across the region, in 
order to ensure more effective coordination of 
dialogue and potential outcomes.

Recommendation 19: GBSLEP should contribute to 
the Letwin Review of stalled housing sites. 
Following this, a plan of action can be identified, and 
good practice and intervention solutions shared across 
the area.

9.3 RECOMMENDATIONS

GBSLEP COULD EXPLORE THE OPTION OF SETTING 
UP A PLANNING TASK GROUP TO HELP HOUSING 
DEVELOPMENTS TO PROGRESS MORE QUICKLY 
THROUGH THE PLANNING SYSTEM
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SECTION 10 
ACTION PLAN
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Based on the recommendations for action that 
have been put forward in this Framework, this 
suggested plan of action identifies what GBSLEP 
and its local partners can do.

Actions have been split into a 
number of distinct categories, 
reflecting the role of GBSLEP as:

• Lead facilitator 
GBSLEP will act as a focal point and conduit, 
helping partners to work together

• Lead delivery partner 
GBSLEP will lead on delivery

• Joint delivery partner 
GBSLEP will be a partner to delivery, but will 
not lead

• Lead further research 
GBSLEB will take the lead on further research

• Supporting partner 
GBSLEP will seek to amplify the voice of 
partners where practicable

Table 1 shows recommendations for action where 
GBSLEP will take an active, leading role.

Table 2 shows recommendations where GBSLEP will 
take a supporting role.

It should be noted that GBSLEP is still likely to have 
only a degree of control over those actions where it is 
listed as lead.

In terms of timescales:

• Short = next 6 months
• Medium = next 1 to 2 years
• Long = 2 years plus

No. Recommendation GBSLEP role Lead Timeframe 
S/M/L

5 GBSLEP should continue joint delivery vehicle discussions and 
explore its own role as an investment partner, for example 
through a revolving capital loan fund.

Supporting  
partner

WMCA,

HAs, LAs

Short / 
Medium / 
Long

7 GBSLEP should support efforts by local authorities to progress 
schemes for market housing, to ensure that housing needs across 
the area can be met.

Supporting  
partner

LAs Short / 
Medium / 
Long

9 GBSLEP should explore the possibility of creating a recyclable 
loan fund that local authorities can borrow from in order to cover 
acquisition costs.

Lead delivery  
partner

GBSLEP Short / 
Medium

13 GBSLEP should take a lead role in supporting councils and others 
to develop innovative solutions.

Lead  
facilitator

GBSLEP Short / 
Medium

16 GBSLEP could explore the option of setting up a planning task 
group to help housing developments to progress more quickly 
through the planning system.

Lead  
facilitator

GBSLEP Short / 
Medium

18 GBSLEP should engage directly with Homes England to 
investigate how it can facilitate funding proposals across the 
region.

Lead  
facilitator

GBSLEP Short / 
Medium

TABLE 1 GBSLEP TO TAKE AN ACTIVE ROLE
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TABLE 2 GBSLEP TO TAKE A SUPPORTING ROLE

No. Recommendation GBSLEP role Lead Timeframe 
S/M/L

1 GBSLEP should take an appropriate interest in assisting councils 
to produce statements of common ground.

Supporting 
partner

LAs Medium

2 Representatives of the Housing Framework task and finish group 
should meet with the WMCA at the earliest opportunity to 
discuss joint working opportunities.

Supporting 
partner

WMCA Short

3 GBSLEP should support local partners in progressing their 
Housing Infrastructure Fund (FF and MV) bids.

Supporting 
partner

LAs, 
WMCA

Medium / 
Long

4 GBSLEP should support further housing development – 
especially affordable housing development – in order to ensure 
that growing demand can be met.

Supporting 
partner

LAs Short / 
Medium / 
Long

6 GBSLEP should support, as appropriate, any further research on 
future tenure trends.

Supporting 
partner

LAs Medium / 
Long

8 GBSLEP will support the Mayor’s Taskforce as appropriate in 
order to tackle the issue of homelessness in the area.

Supporting 
partner

WMCA Short / 
Medium / 
Long

10 GBSLEP should work with partners to further understand the 
issue of under- and overoccupancy at a more localised level, and 
to explore possible solutions.

Supporting 
partner

LAs Short / 
Medium

11 GBSLEP should work with local authority partners to ensure 
that there continues to be effective promotion of the USHS 
programme across the area.

Supporting 
partner

LAs Short / 
Medium

12 GBSLEP should support local authorities to implement the 
appropriate recommendations of the UCL Housing Research 
Project into local authority direct provision of housing.

Supporting 
partner

LAs and

UCL

Short / 
Medium

14 If the government chooses to pursue MMC developments as a 
priority, GBSLEP should play a supporting role as a partner.

Supporting 
partner

UK Govt Medium

15 GBSLEP should support local authorities in their requests for 
additional resource to improve the rate of progress through the 
planning system.

Supporting 
partner

LAs Short / 
Medium

17 GBSLEP should work with local authority partners and with 
Homes England to help with the development of procurement 
frameworks that more realistically meet the needs of SMEs.

Supporting 
partner

LAs Short / 
Medium

19 GBSLEP should contribute to the Letwin Review of stalled 
housing sites.

Supporting 
partner

UK Govt Short / 
Medium
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