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 Tamworth Borough Council Local Plan Examination  

  

Statement on Matter 4: Spatial Strategy and Housing Need 

 

1. This Statement is prepared on behalf of Acquireland who act for the owners of the land to 

the north of Gillway Lane, Tamworth.  The site is located to the immediate north of 

Tamworth’s urban and administrative boundary and falls within the District of Lichfield.  

Representations have been made to the Tamworth Pre-Submission Local Plan in December 

2014 and reference has been made to the development potential of this site in respect of 

its contribution towards meeting a proportion of Tamworth’s housing needs within an 

adjoining local authority.  

 

2. This Statement responds to a number of the Inspector’s main issues identified for Matter 4 

of the Hearings Programme: Spatial Strategy and Housing Need. 

 

 Matter 4: SPATIAL STRATEGY AND HOUSING NEED 

 

 4.1 Overall Strategy 

 

3. We are supportive of the overall strategy set out in the Local Plan and welcome the 

acknowledgement of the issues and challenges that are faced.  The key challenge relates 

not only to the need to increase the delivery of the right type of housing, in order  to create 

sustainable and mixed communities in the area, but to deliver the right type of housing in 

appropriate locations including on the edge of the existing urban area of Tamworth.  A core 

planning principle in paragraph 17 of the NPPF is to focus significant development in 

locations which are or can be made sustainable.  

 

4. The Spatial Strategy recognises the need to provide development in the most accessible and 

sustainable locations and also recognises that based on the Council’s objectively assessed 

housing need a minimum of 2,000 new homes will need to be delivered outside of the 

Borough in locations that assist the delivery of Tamworth’s strategy and those of its 

neighbours.  Reference is made to the commitments by Lichfield District and North 

Warwickshire Borough Councils to each deliver at least 500 dwellings and to help deliver the 

remaining unmet need of 1,000 dwellings arising from Tamworth.   

 

5. These commitments are underpinned by a Memorandum of Understanding that demonstrates 

evidence of Tamworth BC having effectively cooperated with neighbouring local authorities 
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to plan for the issue of housing provision which has a cross boundary impact.  The overall 

spatial strategy is supported in principle in this respect and contributes to the effectiveness 

of the Plan.  Reference is also made to the Tamworth Joint Infrastructure Study (2009) 

which showed there is capacity in several locations on the border of Tamworth but within 

Lichfield and North Warwickshire, and it is clear that this work has contributed to the 

strategy for meeting housing needs.   

 

6. We support policy SS2 which sets a presumption in favour of sustainable development and 

aims to address all spatial priorities.   

 

 

 4.2 Objective Assessment of Housing Need (OAHN) 

 

7. The objectively assessed housing need for Tamworth was assessed in the Southern 

Staffordshire Districts Housing Needs Study (May 2012) and updated in August 2014.  It 

recommended a range of between 240 and 260 dwellings per annum.  A figure of 250 

dwellings per annum has been ‘chosen’ by Tamworth equating to 6,250 dwellings over the 

plan period of 2006-31.  Paragraph 3.7 of the Local Plan indicates that the figure of 250 

dwellings per annum was chosen for the following reasons: to help ensure that there is no 

decline in the working age population; it anticipates an accelerated level of household 

formation after 2021; and it seeks to provide a supply site response to redress the very high 

affordability ratio in Tamworth.   

 

8. The first point to note is that the recommended range of dwellings per annum results in a 

difference of some 500 dwellings over the plan period.  The potential range of housing need 

based on 240 and 260 dwellings per annum is from 6,000 to 6,500 dwellings.  This means 

that at the upper end of the range a further 250 dwellings beyond the chosen objectively 

assessed need may be required over the Plan period.   

 

9. Further, the Tamworth Housing Needs Assessment Update Report (NLP, October 2014) 

considers that the objective assessment of housing need and demand for Tamworth Borough 

falls within the range 240dpa – 265dpa.  On this basis, the upper range equates to a 

requirement for 6,625 dwellings over the plan period, which would mean a further 375 

dwellings beyond the ‘chosen’ objectively assessed need would be required over the Plan 

period. 

 

10. Paragraph 159 of the NPPF clearly states how local authorities should prepare a Strategic 

Housing Market Assessment (SHMA) to assess their full housing needs, working with 

neighbouring authorities where housing market areas cross administrative boundaries.   
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11. The objective assessment of Tamworth’s housing need is not considered sufficiently 

justified, robust and policy compliant in respect of taking account of all the relevant factors, 

in particular any unmet housing requirements from neighbouring authorities.  There is an 

evidence base relating to other studies which have been undertaken on the basis of objec tive 

assessment principles which indicate a greater level of housing need in Tamworth Borough.  

 

 

 4.9 Appropriate area to plan for Tamworth’s needs  

 

12. There is a clear need to identify sustainable sites outside of Tamworth’s administrative 

boundary to assist in meeting Tamworth’s needs.   

 

13. The Site known as Land north of Gillway Lane is available and suitable and could be 

developed for residential use to help deliver Tamworth’s housing needs.   

 

 

 4.10 Role of Lichfield DC and N Warwickshire BC in meeting Tamworth’s needs 

 

14. The three authorities of Tamworth Borough, Lichfield District and North Warwickshire 

Borough have agreed a Memorandum of Understanding (MoU) relating to the delivery of 

unmet growth arising from Tamworth, which was signed on 1st October 2014.   

 

15. The MoU acknowledges that new evidence has demonstrated that Tamworth is unable to  

meet its objectively assessed housing need by at least 2,000 homes (and can only meet part 

of its employment need).  Lichfield and North Warwickshire have previously agreed to deliver 

a minimum of 500 new homes each, 1,000 in total, through their respecti ve emerging Local 

Plans and have now both agreed to deliver a proportion of the remaining minimum 1,000 

homes required to meet Tamworth’s need.  The three authorities have agreed to work 

together to seek solutions to deliver the remaining unmet housing (and employment) needs 

arising through a range of options such as a Joint Development Plan Document, Joint 

Strategy, Joint Evidence and where appropriate within the emerging GBSLEP Spatial 

Framework Plan.   

 

16. Although site specific issues will be considered outside of the MoU agreement through the 

development plan and planning application process, the approach that has been taken by 

these three authorities demonstrates the important role of Lichfield District and North 

Warwickshire Borough in helping to meet Tamworth’s needs.    
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17. The importance of their role is underpinned by the findings of the Tamworth Joint 

Infrastructure Study (2009) which showed that there is capacity in several locations on the 

boarder of Tamworth but within Lichfield and North Warwickshire  and that if these sites 

were brought forward the unmet needs arising in Tamworth could be met.   

 

18. We consider that the Site known as Land north of Gillway Lane  which is located in Lichfield 

District could play an important role in helping to meet Tamworth’s needs.   

 

 

4.11 Relationship to Cannock Chase DC and Birmingham CC 

 

19. In respect of Birmingham, the City Council revised its own objectively assessed need for 

housing during the EiP and considerations are underway as to how the shortfall of unmet 

housing need for Birmingham can be accommodated within the wider Sub -Region, including 

in Tamworth.   

 

20. The final outcome of the Birmingham EiP is not yet clear as further work on the City’s 

objectively assessed housing need has been undertaken.  PBA prepared a supplementary 

report in response to the Inspector's concerns that the evidence base used to inform 

Birmingham’s housing requirement was not NPPF compliant.   However, having updated their 

assessment, the Council has come to the same figure proposed at the Examination that the 

OAN is 89,020 dwellings.  A response has been sent to the Birmingham Examination 

Programme Officer which challenges the findings of the supplementary report on OAN; it 

presents an alternative approach to calculating OAN based on Household Rates identifying 

a range of between 99,680 - 114,630 dwellings, with a recommendation it should be at least 

108,350 dwellings.  A draft timetable suggests the Inspector will issue his final report in 

September/October, but this may change following further publication and consultation on 

the SA work and Proposed Modifications.  

 

21. Concurrent with the EiP, it is understood that the GBSLEP is undertaking work with respect 

to the Stage 3 Strategic Housing Needs Study and the Spatial Plan for Recovery and Growth.   

 

22. In light of the above, the implications for Tamworth remain unclear at the present time, but 

given the uncertainty regarding Birmingham’s numbers and other available evidence, we do 

not consider that the proposal for 6,250 dwellings over the Plan period of 2006-31 will fully 

meet the objectively assessed needs for market and affordable housing in Tamworth.   

 
23. Furthermore, Modification MM1a (modifying paragraph 4.6 of Local Plan Strategy) of the 

Schedule of Further Modifications (published October 2014 and updated December 2014) 

identifies that the Council “recognises that evidence is emerging to indicate that Birmingham 
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will not be able to accommodate the whole of its new housing requirements for 2011-31 

within its administrative boundary and that some provision will need to be made in adjoining 

areas to help meet Birmingham’s needs”.  The Site known as Land north of Gillway Lane 

could help to contribute to this need.    

 

 

 4.12 Reliance on neighbouring authorities for 2,000 houses 

 

24. There are clear issues and challenges facing Tamworth in terms of the increasing need for 

housing and economic growth and the constraints presented by the tight administrative 

boundary of the Borough, environmental constraints, Green Belt constraints and limitations 

imposed by the capacity of the highway network.  There is no dispute therefore that a 

proportion of Tamworth’s housing need must be delivered within adjoining local authorities 

including within Lichfield District.  This overall approach is consistent with national policy, 

justified and effective.   

 

25. A housing requirement of 170 dwellings per annum has been set in the Plan and over the 

period 2006-31 this will deliver 4,250 dwellings.  This means that 2,000 dwellings still need 

to be planned for and delivered within the housing market area but outside of Tamworth’s 

administrative boundaries.  The Southern Staffordshire Districts Housing Needs Study 

confirms that Lichfield and Tamworth share a housing market area with strong links to 

North Warwickshire.   

 

26. There is clear evidence for these adjoining local authorities to help meet the strategic 

spatial priorities of the Tamworth Local Plan and there are appropriate sustainable 

locations which can be identified within these adjoining authorities.  

 

 Land North of Gillway Lane, Tamworth 

 

27. The Site known as Land to the north of Gillway Lane is located to the immediate north of 

Tamworth’s boundary, within in Lichfield District.  It comprises 12.2ha of land identified 

on the attached plan.   

 

28. The Site comprises open agricultural land and is bound to the south by the rear gardens 

of the houses fronting onto Gillway Lane and to the west by The Rawlett School on 

Comberford Road.  It is relatively flat, gently sloping from east to west.  The village of 

Wigginton is located to the north east of the site.  The Site is outside of the Green Belt 

and there are no known over-riding constraints to the development of the site: it is 

available and developable.   
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29. The Site is in a sustainable location and provides the opportunity to  deliver much needed 

housing and a range of associated benefits.  It adjoins the existing urban edge and is 

within walking distance of a Primary and a Secondary School, a Church and a public house.  

Furthermore the Site is within 400m of a bus stop with an hourly service to Tamworth 

Town Centre, which is within 2km.   

 
30. The nearest Listed Buildings are located a considerable distance away, with the Grade II 

104 Main Road located 200m to the north east of the Site and the Grade II Perrycrofts  is 

located 200m to the south east of the Site.  The Site is in close proximity to but does not 

adjoin the Wiggington Conservation Area which is situated to the north east of the Site.  

Careful design would ensure that development is sympathetic to the setting, character and 

appearance of the Conservation Area. 

 
31. The Environment Agency’s Online Flood Map indicates that the Site is located within Flood 

Zone 1 with a low risk of flooding.  Development at the Site is therefore not precluded by 

flood risk.     

 
32. The Site comprises mainly Grade 3a agricultural land with some Grade 2 land.  Paragraph 

112 of the NPPF establishes that where significant development of agricultural land is 

necessary, local planning authorities should seek to use areas of poorer quality land in 

preference to that of a higher quality.  However, the economic and other benefits that this 

Site can offer, specifically the delivery of housing to help meet Lichfield’s, Tamworth’s and 

also Birmingham’s needs and the provision of affordable housing, are considered to 

outweigh the loss of agricultural land at the Site.   

 
33. In terms of its development potential, the Site is suitable for a medium to low density, 

high quality sustainable housing development including affordable housing.  Its 

development would form a sustainable extension to the existing urban boundary of 

Tamworth and could be sensitively designed in relation to the existing urban edge and the 

residential development to the south and the Rawlett School and its playing fields to the 

west.   

 

34. An Initial Concept Sketch Plan has been prepared to demonstrate the broad development 

area that could be achieved through the delivery of this Site, drawing number RG-M-AI01 

Rev B.  It shows that the site has a potential development area of approximately 8.5ha 

which could deliver in the region of 250 to 300 units at a density of 30 -35 dph.   

 
35. A landscaping buffer and open space to the northern and eastern sides of the Site would 

complement green links to the wider countryside and create robust visual separation 

between the Site and the nearby village of Wigginton to ensure protection of its designated 
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Conservation Area and other heritage assets.  Landscaping enhancement along the 

northern edge of the site, including possibly a parkland, would further ensure robust 

physical separation of the site from Wigginton, and landscape buffering could be provided 

along the existing built edges and hedgerows.  Links could be created to the Public Right 

of Way to the north west of the Site.   

 

36. Access into the Site could be provided either from Gillway Lane to the south which is 

located within Tamworth Borough, or from Main Road to the east such that there are two 

potential access points.   

 

37. The site has previously been assessed by Lichfield District Council as part of its Updated 

SHLAA 2013 which reviewed it as part of a much larger SHLAA site (reference 108) 

extending to over 52ha.  Lichfield’s SHLAA Assessment concluded that the wider site was 

suitable, available and developable and that (at the time) it would be likely to come forward 

in 6-10 years.  The Assessment also noted that the site ‘may come forward as a smaller 

site’.  The Site identified on the attached plan is in a sustainab le location and provides the 

opportunity to deliver much needed housing to help meet Tamworth’s needs. 

 

38. In terms of Lichfield’s Local Plan Strategy, it identifies an area known as ‘North of 

Tamworth Broad Development Location’ on the basis that this area will assist in delivering 

future homes, in part to meet the needs arising in Tamworth’s local housing market.  

However, in light of the need for a further 1,000 dwellings arising from Tamworth’s 

objectively assessed housing need to be accommodated within Lichfield District and North 

Warwickshire, there is a need for other sustainable sites to outside of Tamworth’s 

administrative boundary to be delivered to help meet Tamworth’s needs.   

 

39. The Site north of Gillway Lane is suitable, sustainable and developable and could help to 

deliver Tamworth’s housing needs in Lichfield District.        
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