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1. Introduction and purpose
Turley is instructed by a consortium of housebuilders and land promoters 
to provide an updated assessment of the position relating to housing 
need and land supply across the Greater Birmingham and Black Country 
Housing Market Area (‘GBBCHMA’ or ‘HMA’) in order to quantify the true 
scale of unmet need to 2031, and beyond.

It is now more than two years since the Turley ‘Falling 
Short’ report was published. That report critiqued 
the ‘third position statement’, published by the 
GBBCHMA authorities in September 2020, which 
claimed only a 2,597 housing shortfall remained 
across the HMA up to 2031. The Turley ‘Falling Short’ 
report found that there was a minimum shortfall up 
to 2031 of almost 9,000 homes. 

An addendum to the third position statement was 
published in December 2020 followed ‘Falling Short’ 
indicating that the scale of unmet need as of 31 March 
2020 was 6,302 homes. Since then a further addendum 
to the third position statement was published in April 
2023, that now claims a shortfall of 2,053 homes across 
the GBBCHMA as of 31 March 2021. 

Given the wider national planning policy context, since 
‘Falling Short’ no GBBCHMA authority has adopted a 
new local plan and progress has been faltering:

• The Black Country authorities abandoned 
preparation of their joint plan in October 2022, 
despite working on the plan for six years.

• Bromsgrove District has not progressed 
its emerging plan beyond a supplementary 
consultation to issues and options consultation 
in autumn 2019, despite committing to a full 
Green Belt Review and adopting a Local Plan 
Review by 2023 (as per policy BDP3 of the 
Bromsgrove District Plan adopted in January 
2017), as the adopted plan is not capable of 
meeting Bromsgrove’s housing requirement up 
to 2030 in full. 

• Lichfield District withdrew its Local Plan, which 
included a contribution to the GBBCHMA unmet 
need, from examination in October 2023.

• Solihull Borough’s Local Plan remains at 
examination, despite being submitted in May 2021.

• South Staffordshire intend to revisit their 
emerging local plan and undertake a further reg 
19 submission plan consultation in spring 2024, 
over a year since they consulted on a previous 
reg 19 submission plan. 

That is despite only North Warwickshire having a plan 
less than five years old, with the four Black Country 
authorities not having a plan prepared in the context 
of the National Planning Policy Framework (’NPPF’) 
(2023), and half the GBBCHMA authorities having a 
plan adopted over ten years ago as of January 2024.

The lack of plan making progress is at risk of 
significantly impacting a number of the 14 HMA 
authorities’ ability to meet their housing needs, 
as required by NPPF paragraph 35. This update to 
‘Falling Short’ therefore seeks to quantify the scale of 
the unmet need across the GBBCHMA as of 31 March 
2023. This includes critiquing the GBBCHMA’s most 
recent position statement, published in April 2023, 
with a base date of 1 April 2021.
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Purpose of this report
This report provides the consortium’s independent 
assessment of the overall housing need and supply 
position so as to identify the true updated scale of 
unmet need, focusing on the period to 2031. 

The focus upon 2011 to 2031 reflects the timeframe 
covered by the position statements, as well as 
various other evidence base studies concerning 
need and supply prepared since 2013. As with ‘Falling 
Short’, this report does consider the position beyond 
2031 in high level terms up to 2036 and 2040, mindful 
that NPPF paragraph 22 requires local plan strategic 
policies to look ahead over a minimum 15 year period 
from adoption and set a vision that looks further 
ahead (30 years), and that all emerging plans are 
considering plan periods beyond 2031. 

The consortium
The consortium comprises the following 
housebuilders and land promoters, all of whom play 
a key role in the strategic planning of sustainable 
housing delivery across the HMA and wider West 
Midlands region:

• Bellway Homes 

• Catesby Estates Plc

• Gladman Developments Ltd

• Hallam Land Management 

• Harworth Group Plc

• Taylor Wimpey

• Vistry Group Plc

• Wain Estates

• William Davis Homes 

Report structure
The report is structured as follows:

• Section 2 summarises the most up to date 
GBBCHMA unmet need context.

• Section 3 assesses the scale of housing need to 
2031, and beyond.

• Section 4 provides an overview of the most up-
to-date position in respect to the GBBCHMA’s 
total housing supply for 2011 to 2031. 

• Section 5 draws conclusions on the scale of unmet 
need to 2031 and beyond, taking into account the 
HMA’s total need and evidenced supply. 

• Section 6 sets out the overall conclusions in 
respect to the scale of the unmet need. 
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2.  Update to GBBCHMA unmet  
  need context
This section provides an update on the GBBCHMA unmet need context, 
including the current starting point for calculating the unmet need. 

GBBCHMA Position Statement 
Addendum (April 2023)
The Position Statement Addendum (the 
‘Addendum’), dated April 2023 and published in 
October 2023, provides the supply and shortfall 
position across the GBBCHMA between 2011 and 
2031 as of 31 March 2021. The Addendum continues 
to use the Greater Birmingham HMA Strategic 
Growth Study (‘SGS’) (2018) prepared by GL Hearn 
and Wood as the starting point for calculating the 
HMA’s housing needs. This is reflected on further at 
section 3 of this report in determining the scale of 
need for housing across the GBBCHMA.

The Addendum also continues to consider the 
level of unmet need up to 2031, this reflects the 
timeframes for the SGS, which essentially uses the 
Birmingham Development Plan’s plan period as its 
starting point. 

The Addendum claims the HMA has a housing supply 
of 205,926 homes for 2011-2031 as of 31 March 2021. 
Against the SGS’ ‘baseline’ housing need for the 
same plan period of 205,099 homes, and factoring 
in a contribution to the Coventry and Warwickshire 
Housing Market Area (‘CWHMA’) of 2,880 homes, the 
Addendum indicates that the remaining shortfall of 
housing across the HMA has reduced to 2,053 homes. 

The Addendum’s base date is now more than two 
years’ ago. Firstly, there has been two years’ worth 
of additional monitoring data, and in some cases, 
updated supply positions, which essentially renders 
the position in the Addendum out of date (which is 
explored further at section 4 of this report in terms of 
how the supply position across the HMA is assessed). 

Secondly, in that time there has been limited local 
plan progress across the entire HMA.

Local plan progress
With circa 43% of the entire GBBCHMA comprising 
Green Belt, local plans are an absolutely critical 
tool in ensuring the HMA meets its housing needs. 
It is clear that brownfield land will not be enough 
to meet the HMA’s needs, as demonstrated by the 
shortfall that still remains unaccounted for from the 
Birmingham Development Plan adopted nearly seven 
years’ ago, and the emerging Dudley and Sandwell 
plans and their associated evidence bases (which are 
discussed below). 

Almost three years have passed since 31 March 
2021. In that time there has been limited progress in 
advancing local plans across the HMA. Even since 
April 2023, the context has significantly changed 
and plan making across the HMA has faltered, as 
summarised below:

• The Black Country authorities abandoned 
preparation of their joint plan in October 
2022, despite working on the plan for six years. 
Following this each local authority is now 
preparing its own individual plan. So far Sandwell 
has published a draft plan with a 18,606 housing 
shortfall (62% of the borough’s total need), and 
Dudley’s draft plan proposes a shortfall of 1,078 
homes (9% of the borough’s total need). 

• Bromsgrove District has not progressed 
its emerging plan beyond a supplementary 
consultation to their issues and options 
consultation in autumn 2019, despite 
committing to a full Green Belt Review and 
adopting a Local Plan Review by 2023 (as per 
policy BDP3 of the Bromsgrove District Plan 
adopted in January 2017), as the adopted plan 
is not capable of meeting Bromsgrove’s housing 
requirement up to 2030 in full. 
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• Lichfield District withdrew its Local Plan, which 
included a contribution to the GBBCHMA unmet 
need, from examination in October 2023.

• Solihull Borough’s Local Plan remains at 
examination, despite being submitted in May 
2021. The examination was paused in June 2023, 
pending any updates to the NPPF.

• South Staffordshire intend to revisit their 
emerging local plan and undertake a further reg 
19 submission plan consultation in spring 2024, 
over a year since they consulted on a previous 
reg 19 submission plan. 

This is despite national planning policy requiring 
reviews of plans every five years. Only North 
Warwickshire have a plan less than five years old, the 
four Black Country authorities do not have a plan 
prepared in the context of the National Planning 
Policy Framework (’NPPF’) (2023), and half the 
GBBCHMA authorities have a plan adopted over ten 
years ago as of January 2024

Furthermore, it does not appear that this position 
will change in the short term. Just four authorities 
have local development schemes committed to 
submitting a plan before the end of 2024, with a 
further three committed to submitting before the 
end of 2025. 

With the HMA significantly constrained by Green Belt, 
local plans are critical to ensuring its housing needs are 
met in full as brownfield land will not have sufficient 
capacity alone. Without local plans being advanced 
reviewing Green Belt boundaries, it is unlikely the 
GBBCHMA’s housing needs can be met in full. This is 
the critical matter that this report will explore. 
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3. Scale of need up  
 to 2031 and beyond

Considering the need to 2031
The Addendum continues to reference the ‘baseline’ 
scenario from the SGS, which suggests a minimum 
need for 205,099 homes between 2011 and 2031 or 
10,255 homes per annum on average.

While this technically remains the last study to have 
consistently assessed need in all 14 authorities, it 
is clearly becoming increasingly dated having been 
finalised almost six years ago in February 2018, and 
no doubt produced over an extended period prior 
to that. The extent to which the SGS continues to 
represent ‘up-to-date evidence’, of the kind that the 
NPPF at paragraph 31 expects to underpin all planning 
policies, is therefore open to question. It patently 
does not allow for the population of the HMA to be 
some 4% larger than it was then, nor for the area to 
offer around 8% more jobs, and for the affordability 
of housing relative to earnings to have worsened in 
every single authority by an average of 19%1.

The SGS has undoubtedly had value in providing a 
consistent assessment of need across the HMA, but 
circumstances have changed with the introduction 
of a standard method that has now been required to 
form the basis of plan-making for almost five years. It 
was explicitly designed to standardise assessments 
of housing need, bringing consistency between local 
authorities and consequently filling at least part of 
the role formerly played by the SGS. Many of the 
authorities in the HMA appear to have taken the 
same view, having commissioned various studies 
that feature the standard method which generally 
consider it to provide a reliable indication of their 
local housing need.

As such, it is highly relevant to note that the standard 
method suggested a greater need for some 11,868 
dwellings per annum as of April 2021, the base date 
of the Addendum.  

However, this is known to have underestimated the full 
need as it included a figure for Birmingham that was 
capped above an existing requirement, but the lifting 
of the cap in January 2022 – when the Birmingham 
Development Plan became more than five years old 
– elevated the need to at least 13,868 dwellings per 
annum and it subsequently rose even further, to at 
least 14,341 dwellings per annum in April 2023, when 
new affordability data was taken into account.

This should not necessarily replace in full the 
scenario developed in the SGS, which looked back 
to 2011, but that should equally not take precedence 
over a standard method that has now been in place 
for almost five years. The NPPF makes clear at 
paragraph 61 that it should be used to assess the 
minimum need for housing in all but exceptional 
circumstances, which have clearly not been 
demonstrated by the local authorities in this area.

A sensible and rational approach in these 
circumstances, which provides a level of consistency 
with the SGS while adhering to current national policy, 
would be to align with the SGS ‘baseline’ scenario in the 
ten years to the base date of the Addendum (2011-
21) before aligning with the outcome of the standard 
method, as of the base date of April 2021, for the second 
ten-year period2  (2021-31). This results in a minimum 
need for 221,230 homes over the entire twenty years, 
some 8% more than suggested by the PSA3.

That said, with the outcome of the standard method 
known to have been an underestimate in April 2021 
– rising thereafter, due to worsening affordability and 
the lifting of the cap in Birmingham – it is arguably 
also appropriate to consider a scenario based on the 
current outcome of the standard method (14,341dpa). 
This would suggest a substantially greater need – for 
some 237,788 homes in total – even if it was to be 
applied only from 2023 onwards, reverting to the SGS 
for the prior two years to avoid using the outcome of 
the standard method so retrospectively.

1 Comparing data for 2022 to equivalent figures for 2015, where this appears to have been the latest population data available 
when the SGS was prepared (according to its paragraph 3.26)
211,868 dwellings per annum
3Excluding the 2,880-home contribution to the Coventry and Warwickshire HMA, which – though included in the Addendum  
– is considered separately in this report’s section 5
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Figure 3.1: Turley Estimates of Overall Housing 
Need (2011-31)

Figure 3.2: Estimated Need to 2036 and 2040

Looking beyond 2031
While the above – like the Addendum – provides an 
estimate of need to 2031, it can be easily extended to 
cover a longer period to 2036 or 2040.

This is important because NPPF paragraph 22 
requires emerging local plans in the HMA to look 
at least 15 years into the future, such that they are 
seeking to deliver strategic growth into the late 2030s 
and even beyond in some cases.

While the standard method technically draws upon 
a ten-year baseline, the PPG makes clear that its 
outcome can be extrapolated as necessary to cover 
any period4.

237,788

221,230

205,099

SGS basline

Replaced with then-outcome of standard method from base date (2021) onwards

Replaced with current outcome of standard method from 2023 onwards

Source: Turley analysis

0 50,000 100,000 150,000 200,000 250,000

237,788

309,493

366,857

Need to 2040

Need to 2031

Need to 2036

0 50,000 100,000 150,000 200,000 250,000

It is not considered appropriate to extrapolate 
the capped figure in this way but using the current 
outcome of the standard method from 2023 
onwards and using the SGS ‘baseline’ to that point, 
suggests that some 309,493 homes are needed 
throughout the HMA between 2011 and 2036. Circa 
366,857 homes are implied to be needed when using 
the same approach for the period from 2011 to 2040.

4PPG Reference ID 2a-012-20190220
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4.  Establishing the GBBCHMA   
   supply for 2011-2031 (and beyond)
‘Falling Short’ sets out general observations in respect to the supply 
identified in the third position statement (September 2020), and the 
majority of those remain relevant in respect to the Addendum, including: 

• It only addresses 2011 to 2031 despite local plan 
reviews now looking well beyond that. 

• The base date then was 31 March 2019 and more 
than two years had passed at the point of ‘Falling 
Short’ being published, with the Addendum 
having a base date of 31 March 2021 the supply 
data remains two years out of date.

• The supply is broken down into different categories 
for all 14 authorities, however the raw data 
underpinning this is not provided as part of the 
Addendum, or any previous position statement. 

• The supply data has not been independently 
examined.

• The supply is ‘unadjusted’ as it does not apply the 
standardised non-implement discount rates from 
the SGS which provided a consistent approach 
across the HMA. Instead, only local discount rates 
are applied so several authorities do not apply 
any discounts for non-delivery (Birmingham, 
Bromsgrove, Redditch and Stratford). 

The 14 authorities’ agreed position in respect to 
the extent of the total supply across the entire 
GBBCHMA between 2011 and 2031 is 205,926 
homes, as presented at paragraph 3 of the 
Addendum. The Addendum has a base date of 
31 March 2021 and includes all completions up 
to that point. This represents a total shortfall of 
2,053 homes, a significant reduction from 6,302 
homes as of 31 March 2020 (as presented in the 
December 2020 Addendum to the third position 
statement). Paragraph 3 of the Addendum states 
that Birmingham is responsible for the majority of the 
additional capacity identified. 

More than two years have passed since then, the 
Addendum therefore does not reflect any housing 
completions or additional supply which has come 
forward in the intervening period. This report 
therefore seeks to assess the GBBCHMA’s supply 
based on the most up-to-date evidence available.
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Authority Most up-to-date evidence Base date
Birmingham 2020 SHLAA (March 2022) and Five Year Housing 

Land Supply Statement 2023-2028
31 March 2023

Bromsgrove Housing Land Supply in Bromsgrove 2011-2022 (April 
2023)

31 March 2023

Cannock Chase Authority Monitoring Report 2021-22 (undated) 31 Mach 2021

Dudley SHLAA 2021/22 Update (undated) 31 March 2022

Lichfield Five Year Housing Land Supply 2023 (July 2023) 31 March 2023

North Warwickshire Annual Monitoring Report Up to 31 March 2022 
(November 2023)

31 March 2022

Redditch Housing Land Supply in Redditch 2011-2022  
(April 2023)

31 March 2023

Sandwell SHLAA and 5 Year Housing Land Supply Update as of 
April 2022 (October 2023)

31 March 2022

Solihull Examination of Solihull Local Plan – Housing Trajectory 
and Five Year Housing Land Supply (December 2021) / 
Draft SHELAA Update 2020 (October 2020)

31 March 2021

South Staffordshire Housing Monitoring and Five Year Housing Land Supply 
2022-2023 (December 2023)

31 March 2023

Stratford Authority Monitoring Report 2021-22 (December 
2022), SHLAA and Five Year Housing Land Supply 
report Update March 2023

31 March 2023

Tamworth Draft Housing Delivery Paper (December 2023) 31 March 2023

Walsall Strategic Housing Land Assessment and Statement of 
Housing Land Supply 2022 (undated)

31 March 2022

Wolverhampton SHLAA 2022 (September 2023) 31 March 2022

Method of analysis 
A critical factor in any analysis of the shortfall 
position across the GBBCHMA is an accurate 
position of the HMA’s overall supply. 

Table 4.1: Source of evidence for completion 
and supply data

To understand the 14 authorities’ current supply 
positions this report has reviewed in detail all the 
most up-to-date evidence, which is summarised in 
Table 4.1 below. 
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5DLUHC Live tables on housing supply: net additional dwellings by LPA (https://www.gov.uk/
government/statistical-data-sets/live-tables-on-house-building) 

The majority of the GBBCHMA authorities’ most up-
to-date evidence available is prepared on the basis 
of a 31 March 2022 base date, though there are a few 
exceptions where it is based on an older base date of 
31 March 2021 (i.e. Birmingham, Solihull, and Stratford).  

This report’s independent assessment of the supply 
position across the GBBCHMA is on the basis of a 
31 March 2023 base date. To complement the 14 
authorities’ most up-to-date evidence this report uses 
the DLUHC’s net additional dwellings by LPA table 
(table 122)5 so that it reflects the most up-to-date data 
for completions for 2022-23 (i.e. up to 31 March 2023), 
and for those authorities who only provide completion 
data for 2020-21 (i.e. up to 31 March 2021). 

As part of this exercise, all 14 authorities were 
contacted to confirm the data that was used to inform 
the addendum and the most-up-date source of 
evidence in respect to housing supply. 

Supply position 
Based on the above methodology, the most up-to-
date evidence demonstrates that the total supply 
across the GBBCHMA between 2011 and 2031 is 
199,992 homes. 

As per paragraph 4 of the Addendum, the Coventry 
and Warwickshire Housing Market Area (CWHMA) 
Memorandum of Understanding assumes that a 
total of 2,880 homes from North Warwickshire and 
Stratford are to contribute to that HMA’s unmet 
needs. Reflecting the Addendum’s approach, the 
report therefore adds this contribution to the 
minimum housing requirement, when quantifying the 
housing need at section 5. 

This is even before interrogating the components 
of supply which make up each authorities’ supply. 
For instance, Birmingham has assumed that 
the Langley SUE will deliver 1,500 homes before 
2031, despite no reserved matters submissions 
being made for the site. It also does not include a 
standardised non-implementation discount rate, 
therefore the individual supply position for at least 
four of the authorities does not factor in any non-
implementation discount. 

Reflecting the above, the supply position of 199,992 
homes can therefore be assumed to be a ‘best case’ 
scenario.  
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5.   Quantifying the unmet  
   need to 2031 (and beyond)
Having presented the most up-to-date scenarios in terms of the HMA’s 
needs at section 3 and supply at section 4, this section quantifies the true 
scale of the HMA’s unmet need between 2011 and 2031. 

Addendum shortfall position
Set out in Table 5.1 below is the shortfall position 
based on the Addendum’s claimed supply of 
205,926 homes.  

Table 5.1: Scale of GBBCHMA shortfall based on Addendum claimed supply

SGS baseline Replaced with then-
outcome of standard 
method from base date 
(2021) onwards

Replaced with current 
outcome of standard 
method from 2023 
onwards 

Need 205,099 221,230 237,788

Minimum need plus 
CWHMA contribution 

207,979 224,110 240,668

Addendum claimed supply 205,926 205,926 205,926

Scale of shortfall 2,053 18,184 34,742

Using a base date of 31 March 2021 and not seeking  
to interrogate the data presented in the Addendum, 
the claimed shortfall is 2,053 homes based on the 
SGS baseline. 

The Addendum however fails to fully acknowledge 
that circumstances have changed since the SGS 
was published with the introduction of the standard 
method. The starting point for calculating unmet 
need should therefore be based on using the 
standard method to calculate housing need from  
the base date of 31 March 2021.  

When applying the then-outcome of the standard 
method from the base date, the shortfall is 18,184 
homes. If the current standard method were to be 
applied from the current base date of 31 March 2023, 
the approach advocated by this report for the reasons 
set out at Section 3, the shortfall is 34,742 homes.

As national planning policy and guidance is clear that 
standard method is to be used as the starting point 
for calculating housing need, reflecting a base date 
of 31 March 2023 and the 14 authorities’ claimed 
position alone, the shortfall position across the 
GBBCHMA stands at 34,742 homes. 
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Table 5.2: Scale of GBBCHMA shortfall based on Turley supply position

SGS baseline Replaced with then-
outcome of standard 
method from base date 
(2021) onwards

Replaced with current 
outcome of standard 
method from 2023 
onwards (Turley 
advocated approach) 

Need 205,099 221,230 237,788

Minimum need plus 
CWHMA contribution 

207,979 224,110 240,668

Turley supply 199,992 199,992 199,992

Scale of shortfall 7,987 24,118 40,676

Turley shortfall position 
The Addendum was based on data with a 31 March 
2021 base date. As discussed earlier there is now more 
up-to-date evidence for the majority of authorities in 
terms of both completions and proposed supply, as 
well as national completion data.  

Section 4 of this report has therefore calculated a total 
supply position using a base date of 31 March 2023. 
Table 5.2 below sets out the Turley supply position 
against the different need positions.

Using the most up to date base date, following the 
Addendum’s approach of using the SGS baseline 
housing need figure, the shortfall is 7,897 homes 
across the HMA up to 2031.

Reflecting national planning policy and guidance, 
the housing need scenarios which incorporate the 
standard method should be used as a starting point 
for calculating the HMA’s unmet needs, in particular 
the scenario which uses the current outcome of the 
standard method from 2023 onwards. When these 
are applied the shortfall ranges between 24,118 and 
40,676 homes. 

The above assumes the supply data in each 
authorities’ evidence base documents is accurate. 
Given the minimum shortfall position on the council’s 
and government evidence alone is significant, it is 
not necessary to further interrogate in detail the 
components of supply. However, a review of the 
evidence base documents demonstrates that some 
sites included in supplies do not meet the definition of 
deliverable for reasons such as still being in another use.  

Ambitious delivery rates which are unlikely to be met 
have also been assumed for some sites. Indeed it 
has been assumed the Langley SUE will deliver 1,500 
homes before 2031, despite no reserved matters 
submissions being made for the site.

Conclusions on unmet  
need to 2031
The above analysis reveals that there remains a 
significant unmet need across the HMA to 2031 with 
the window to deliver this continuing to narrow. 

The 14 authorities should be planning positively to 
deliver the most recent standard method need and 
ensuring the unmet need of 40,676 homes up to 
2031 as reflected in the most up-to-date evidence is 
accommodated in full through emerging local plans. 
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Looking ahead – an indication of 
the shortfall to 2036 and 2040
As with ‘Falling Short’, it is difficult to accurately 
quantify the unmet needs beyond 2031 because there 
remains an incomplete picture in terms of the HMA’s 
housing supply beyond this date. This report provides 
an indication of the potential scale of unmet need 
between 2011 and 2036, and 2011 and 2040, based on 
each authorities’ most up-to-date evidence. 

From reviewing the data it is clear there is no supply 
information for the majority of authorities post 2031. 
This report has therefore taken the same approach 
as ‘Falling Short’ and therefore sought to extrapolate 
the Addendum and Turley supply position by 
annualising the supply figure (10,296 homes and 
10,000 homes, respectively rounded up) and 
applying the annual figure each year beyond 2031. 

This has been tested against the 2036 and 2040 
need positions which use the standard method from 
2023 onwards, the approach this report advocates 
as presented at section 3. 

This approach is relatively simplistic and crude and 
it is arguable as to whether the urban areas can 
continue to deliver at rates similar to 2011-2031 and 
how any changes to national planning policy may 
impact this. It however provides a useful indicator as 
to the potential scale of the shortfall post-2031, as 
summarised below.

Table 5.3: Scale of GBBCHMA shortfall up to 2036 and 2040

Need to 2036 Need to 2040
Need 309,493 366,857

Need with CWHMA contribution 312,373 369,737

Addendum claimed supply (extrapolated) 257,400 298,584

Shortfall against claimed Addendum supply 54,973 71,153

Turley supply (extrapolated) 250,000 290,000

Shortfall against Turley supply 62,373 79,737

As referred to above, this exercise provides the likely 
direction of travel in terms of unmet need across the 
HMA, which will likely be established via emerging 
local plans with unmet need, such as Birmingham. 
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6.   Conclusions and  
   recommendations
The 14 Greater Birmingham and Black Country Housing Market Area 
(‘GBBCHMA’) authorities published in October 2023 (dated April 2023) their 
updated Position Statement Addendum (‘the Addendum’). The headline 
conclusion was that, as of 31 March 2021, the 2011 to 2031 shortfall across 
the GBBCHMA is estimated to be 2,053 homes.

In response this report has been commissioned by 
a consortium of housebuilders and promoters to 
provide an updated position to the Turley ‘Falling 
Short’ report (August 2021) to take stock of the 
position in order to quantify the true scale of unmet 
to 2031, and beyond. 

As with ‘Falling Short’, this report has focused on 2011 
to 2031 as the timeframe covered by the Addendum. 
The report has however looked beyond 2031 in 
high-level terms given emerging plans across the 
GBBCHMA will go well beyond 2031. 

The Addendum, published in October 2023, claims 
the GBBCHMA’s shortfall arising between 2011 to 2031 
has now reduced to 2,053 homes. This is however 
predicated on a base date of 31 March 2021, nearly 
three years ago. In that time, there is now additional 
monitoring data, and updated supply positions from 
the majority of GBBCHMA authorities, which has not 
been reflected in the Addendum’s findings.  

Furthermore, the Addendum continues to reference 
a need for 205,099 homes over the period from 
2011 to 2031, based on the Greater Birmingham HMA 
Strategic Growth Study (2018) that is increasingly 
dated having been produced almost eight years ago.

The standard method has since been introduced, 
offering the consistency that the SGS itself sought to 
provide. While this cannot be backdated to 2011, it can 
be reasonably used in place of the SGS scenario as an 
indicator of future needs.  

Applying it from the base date of the Addendum 
(31 March 2021) suggests that some 221,230 
homes are needed between 2011 and 2031 but 
this rises to 237,788 when the current outcome 
is used from 31 March 2023 onwards, allowing for 
worsening affordability and the removal of the cap 
for Birmingham. This approach, which best reflects 
national policy, indicates that some 309,492 homes 
are needed over the longer period from 2011 to 2036, 
with 366,857 needed to 2040.

As national planning policy and guidance is clear that 
the standard method is to be used as the starting 
point for calculating housing need, reflecting a base 
date of 31 March 2023 and the 14 authorities’ claimed 
position, the shortfall position across the GBBCHMA 
stands at 34,742 homes. Based on the Turley supply 
this shortfall increases to 40,676 homes. This is the 
scale of unmet need that best represents the most 
up-to-date evidence. This shortfall increases to 
62,373 homes up to 2036, and 79,737 homes up to 
2040, when extrapolating the available supply data. 

As required by the duty to cooperate it is critical 
that this quantified unmet need up to 2031 should 
be distributed between emerging local plans and 
delivered. This will require difficult decisions, 
including reviewing Green Belt boundaries. 

As suggested in ‘Falling Short’, it remains the case 
that a strategic plan or framework is required to cover 
long term growth across the GBBCHMA, potentially 
to 2040 and beyond. 
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