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CANNOCK CHASE COUNCIL 

HOUSING POLICY DEVELOPMENT COMMITEE 

13 AUGUST 2012 

REPORT OF HEAD OF HOUSING 

SOUTHERN STAFFORDSHIRE DISTRICTS HOUSING NEEDS STUDY 2012 

 

1. Purpose of Report 

1.1 To consider the findings of the Southern Staffordshire Districts Housing Needs Study and 
Strategic Housing Market Assessment Update (SHMA) 2012. 

2. Recommendation(s) 

 

 

 

3. Summary (including brief overview of relevant background history) 

3.1 As required by the National Planning Policy Framework, Nathaniel Lichfield and Partners (NLP) 
were appointed in September 2011 by the three southern Staffordshire local authorities of 
Cannock Chase, Lichfield and Tamworth to undertake a study into the future population, 
household projections and housing needs of the area. 

3.2 The study was commissioned to set out the potential scale of future housing requirements in 
the three districts based upon a range of housing, economic and demographic factors, trends 
and forecasts.  The work involved a partial update of the three authorities’ Strategic Housing 
Market Assessments (SHMAs) to identify the local housing requirements and affordable 
housing need in each area.  

3.3 The resultant study provides the Council with evidence on the housing requirements of the 
District to help plan for future growth and make informed policy choices through the Local Plan 
process and the Council’s affordable housing policy statement. 

3.4 This report considers the findings of the Housing Needs Study, prior to the Council’s affordable 
housing policy statement being submitted to the Housing Policy Development Committee in 
winter 2012. 

3.5 The study was essentially split into three areas: Future Housing Requirements; Strategic 
Housing Market Update; and Affordable Rent Analysis. As such this report will take a similar 
approach and summarise the key findings for each area in relation to Cannock Chase. 

4. The Southern Staffordshire District Housing Needs Study 

4.1 The full Housing Needs Study report is available on the Council’s website whilst a summary of 
the findings in relation to each of the three key issues is outlined below. 

2.1 The Housing Policy Development Committee note the results of the Southern Staffordshire 
Districts Housing Needs Study 2012 in respect of the Cannock Chase area. 

2.2 That a further report is received regarding the Council’s affordable housing policy statement. 
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 Future Housing Requirements 

4.2 The first part of the study establishes a gross housing requirement based upon scenarios for a 
number of demographic, economic and housing factors.  By way of drawing together all the 
analysis for each scenario and the relevant policy, vision and capacity factors – the overall 
housing requirement for the District is recommended to be 250-280 dwellings per annum.  The 
study considers that around three quarters of the provision should be located in and around 
Cannock and Hednesford with the remainder in Rugeley.  This distribution is consistent with the 
current proportion of the District’s population, past delivery rates and housing supply.  

4.3 The overall need for housing in the District to 2028 is presented in the table below.  Household 
and population projections imply that the need for housing with care will double over the next 
two decades.  The largest numerical need is projected for 2 bed accommodation, whilst the 
requirement for 3 and 4 bed houses is projected to decrease. 

 

4.4 This level of ‘need’ does however take account of critical issues such as aspirations and 
viability.  As a result the study has modelled the proposed dwelling mix requirement as set out 
in the table below:- 

 

 Strategic Housing Market Assessment Update 

4.5 The second part of the study investigates the affordable housing needs of the District, through 
an update of the SHMA model.  One of the first stages in the SHMA calculation was an 
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affordability test carried out to estimate the proportion of households that cannot afford access 
to market housing.  The tables below illustrate the findings. 

 

 

4.6 Over half of all existing households cannot afford to buy a property in the District and over a 
third cannot afford market rents.  The situation for newly forming households is even worse; 
almost 80% cannot afford to buy and 63% cannot afford local market rents.  As highlighted by 
previous local housing market research, the Rugeley market area is particularly “unaffordable” 
for both newly forming and existing households. 

4.7 The estimated high proportion of households (existing and newly forming) who are unable to 
afford to rent reflects that despite having low rent levels, Cannock Chase has a high proportion 
of households with low incomes.  The same is true for the high proportion of households who 
cannot afford to buy, with affordability further worsened by mortgage availability and deposit 
requirements. 

4.8 The primary output from the SHMA update is a net annual affordable housing need calculation.  
This sets out the need for 197 affordable homes per annum in Cannock Chase, as shown by 
the table below:- 

 

4.9 Expressing the net affordable housing need as a proportion of the total housing requirement 
indicates affordable housing targets of between 70% and 79% for Cannock Chase, which is 
clearly not viable in terms of delivery.  In setting affordable housing delivery targets the Council 
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will therefore need to establish “a balance” between the housing need requirements identified in 
this report and the viability of delivery.  This matter will be further informed through a new 
Affordable Housing Development Viability Study which has recently been commissioned. 

4.10 Based on an assessment of affordability the recommended tenure split for affordable housing in 
the District is:- 

 * 80% social rented 

 * 10% affordable rented 

 * 10% intermediate tenure 

4.11 The study analysis also suggests the following bedroom split for new affordable housing 
provision in the District, i.e. 

 * 63% - 2 bedrooms 

 * 24% - 3 bedrooms 

 * 13% - 4+ bedrooms 

 Affordable Rent Analysis 

4.12 The latter part of the study provides an affordability assessment of the new affordable rent 
tenure. The findings for this section are perhaps the most noteworthy, in the sense of the 
estimated impact. The study highlights that affordable rent at the 80% market rent level is 
highly unaffordable and that only 17% of households who are unable to access market housing 
would be able to afford affordable rent housing at this rent level. 

4.13 The graph below illustrates the affordability of affordable rent in comparison to existing social 
rents for a range of income groups in the District.  The SR vertical line shows the income 
required to afford existing social rents (average) and the AR vertical line shows the income 
required to afford 80% of lower quartile market rents. Affordability here assumes that up to 25% 
of gross household income is spent on rent. Thus, any households to the left of the vertical 
lines would need to pay more than 25% of their income on rent or require the assistance of 
benefits. 
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4.14 As the above only applies to the general population, the study investigated further and found 
that in the Cannock Chase area 23% of existing households and 37% of newly forming 
households cannot afford existing social rent, whilst some 30% of existing households and 48% 
of newly forming households cannot afford 80% market rent. 

4.15 Cannock Chase has a high proportion of households unable to afford social rents without 
benefits, 63% of those households unable to afford to access market housing. The total 
proportion of households unable to afford 80% market rents is estimated to be 83%. The 
proportion of households able to afford social rents but not affordable rents is therefore 20%. 

 

4.16 The study recommends reducing the affordable rent to a level of 70% of market rents, which 
would double the number of households who cannot access market housing but could then 
afford affordable rent, as shown in the chart above. However this would still be unaffordable for 
many households who cannot afford access to market housing, with around two thirds of 
households (without benefits assistance) being unable to afford 70% market rents.  

 
4.17 The Council cannot prevent a Registered Provider from offering affordable rent or set the level 

of the rent.  However, the Council’s Tenancy Strategy asks RP’s to have due regard to: 
 

 SR 

  AR 
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o setting affordable rents no higher than the Local Housing Allowance;  
 

o take local circumstances into account and assess the need to set rents at below 80% 
of market rent to ensure that affordable rents are not set at levels which are a 
disincentive to work. 

 
4.18 The Council consulted RPs on the Tenancy Strategy and those who responded were generally 

supportive of the above advice on affordable rent. 
 
5. Securing the Provision of Additional Affordable Housing 
 
5.1 The Southern Staffordshire District’s housing needs study 2012 raises a number of issues 

which impact on the Council’s actions to secure additional affordable housing in the Cannock 
Chase area. 

 
5.2 With regard to the provision of affordable housing through the Section 106 Agreements, the 

Council needs to establish “a balance” between the housing need requirements and the 
viability of delivery.  As previously stated this will be informed through a new Affordable 
Housing Development Viability Study which has recently been commissioned from 13 July 
2012. 

 
5.3 The viability study is programmed for completion in September 2012 and the results of this, 

together with the findings of the housing needs study will inform the Cannock Chase Local Plan 
process. 

 
5.4 It is also proposed that the results of these two studies should inform the Council’s affordable 

housing policy statement.  This will consider revised actions to secure additional affordable 
(and social) housing in the Cannock Chase area and will be the subject of a future report to the 
Housing Policy Development Committee. 

 
6. Conclusion(s) and Reason(s) for Recommendation(s) 

6.1 This report considers the findings of the Southern Staffordshire District’s Housing Needs Study 
2012, which are presented in relation to three key issues namely:- 

 (a) Future Housing Requirements 

 (b) Strategic Housing Market update 

 (c) Affordable Rent Analysis 

6.2 The study identifies an overall housing requirement for the District of 250-280 additional 
dwellings per annum, of which 197 dwellings should be affordable.  The majority of the 
affordable dwellings should be provided at social housing rents as the study concludes that 
only 17% of households who are unable to access market housing can afford “affordable rent” 
levels. 

6.3 With regard to the provision of affordable housing through Section 106 Agreements, the 
Council needs to establish a “balance” between the housing need requirements and the 
viability of delivery.  This will be informed through a new Affordable Housing Development 
Viability Study which has recently been commissioned. 
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6.4 The results of the two studies will inform the Cannock Chase Local Plan process and the 
Council’s affordable housing policy statement.  The latter will consider revised actions to secure 
additional affordable (and social) housing in the Cannock Chase area and will be the subject of 
a future report to the Housing Policy Development Committee. 

7. Other Options Considered 

7.1 There are no other options to consider for this report. 

8. Report Author Details 

 James Morgan, Housing Strategy Officer (Ext. 4381) 
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SCHEDULE OF ADDITIONAL INFORMATION 

INDEX 

Contribution to Council Priorities Section 1 

Contribution to Promoting Community Engagement Section 2 

Financial Implications Section 3 

Legal Implications Section 4 

Human Resource Implications Section 5 

Section 17 (Crime Prevention) Section 6 

Human Rights Act Implications Section 7 

Data Protection Act Implications  Section 8 

Risk Management Implications  Section 9 

Equality and Diversity Implications Section 10 

List of Background Papers Section 11 

Report History Section 12 

Annexes to the Report i.e. copies of correspondence, plans etc. Annex 1, 2, 3 etc. 
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Section 1 

Contribution to Council Priorities 

The results of the study will inform the service aim to “increase the supply of affordable housing” which 
forms part of the agreed 2012-13 “Place” Priority Delivery Plan. 

Section 2 

Contribution to Promoting Community Engagement 

As part of the research methodology for the Housing Needs Study a telephone survey was performed 
and consulted 500 households in the District on their housing needs and future requirements. 

Section 3 

Financial Implications 

The Housing Needs and Affordable Housing Development Viability Studies have been funded from 
approved budgets during the 2011-12 financial year. 

Section 4 

Legal Implications 

There are no identified Legal Implications arising from this report. 

Section 5 

Human Resource Implications 

There are no identified Human Resource Implications arising from this report. 

Section 6 

Section 17 (Crime Prevention) Implications 

There are no identified Section 17 implications. 

Section 7 

Human Rights Act Implications 

There are no Human Rights Act implications arising from this report. 

Section 8 

Data Protection Act Implications 

There are no identified implications in respect of the Data Protection Act arising from this report. 
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Section 9 

Risk Management Implications 

There are no identified Risk Management Implications arising from this report. 

Section 10 

Equality and Diversity Implications 

There are no identified Equality and Diversity Implications arising from this report. 

Section 11 

List of Background Papers 

None 
Section 12 

Report History 

None   
 
Annexes 

None  

 


