HBF’s Response to the Inspector’s Matters Issues and Questions for the Telford Local Plan
Examination- Matter 1

HBF is the principal representative body of the house-building industry in England and Wales.
Our representations reflect the views of our membership, which includes multi-national PLC’s,
regional developers and small, local builders. In any one year, our members account for over
80% of all new “for sale” market housing built in England and Wales as well as a large proportion
of newly built affordable housing.

It is noted that where reference is made to specific paragraphs of the National Planning Policy
Framework (the Framework) within the MIQs these relate to the December 2024 version. HBF
have also referred to the current (Dec 2025) NPPF within our response to these MIQs. We have
clearly identified where this has occurred.

SECTION A
LEGAL COMPLIANCE
Matter 1 - Compliance with statutory procedures and legal matters

Issue 1: Has the Council met the statutory duty to co-operate (‘DtC’) as set out under
sections 20(5)(c) and 33A of the Planning and Compulsory Purchase Act 2004 as amended?
(We shall examine this issue having regard to the letter from Matthew Pennycook MP to the
Planning Inspectorate dated 27 November 2025)

1. Has the Council submitted robust evidence to demonstrate that the duty to co-operate has
been met?

As you will be aware the Government is not saving the Duty to Cooperate (DTC) requirement as a
legal test for new Local Plans. However, there is clearly still an expectation that Councils will
work together on effective plan-making and there remains a clear expectation that the housing
needs of an area will stillbe metin full. Although compliance with DTC is no longer a legal
compliance it is still part of the tests of soundness for the Plan.

Even without the Duty to Cooperate as a legal test, there is clearly still a requirement for the
Telford and Wrekin Local Plan to maximise housing provision within the plan area and do what it
can to meet the unmet needs of neighbouring authorities and the wider West Midlands Region.

2. Has the Council carried out effective engagement with neighbouring local authorities and
other prescribed bodies on all relevant strategic matters? In particular has effective
engagement taken place in respect of housing and employment needs and provision in a cross-
border context?

HBF is unclear how the Council arrived at a figure of 153 dwellings per annum to assist with the
unmet need of the wider area, and why it is not doing, or being asked, to do more.

3. Are there any remaining areas of dispute between relevant authorities and bodies relating to
the duty to co-operate and its fulfilment by the Council? If so, please give details? Are they
resolvable in terms of soundness?

Again, HBF is unclear how the Council arrived at a figure of 153 dwellings per annum to assist
with the unmet need of the wider area, and why it is not doing, or being asked, to do more.



Issue 4: Has the Plan been prepared in accordance with other legal and procedural
requirements?

12. Does the Plan conform with the Local Development Scheme?

LDS needs updating to reflect a realistic timeframe for adoption of the Plan including a Main
Modifications consultation and the Council’s governance procedures for adoption.

13. The Plan period is 2020-2040. Is this sufficient and in accordance with national policy?

No. The plan period needs to be extended to ensure compliance with the NPPF requirement for
strategic policies to look ahead over a minimum 15-year period from adoption, or 30 years
where larger scale developments form part of the strategy for the area. In light of the EIP
Hearing sessions only beginning in Feb 2026 HBF consider it unlikely that the Plan will be
adopted this year. As such the Plan period needs extending so there are 15 years or more
remaining when the Plan is adopted.

HBF also do not agree with the Council’s decision to use a plan period that starts in 2020, over
four years prior to the local plan being submitted for examination. Local plans are meant to look
forward at what needs to be delivered with past delivery being taken into account through the
standard method. The standard method also requires the affordability adjustment to be the
most recent data. This adjustment is to reflect the price signals in the market and ensure that
housing needs are responding to these signals which suggests that the starting point for any
plan should be the year to which the affordability ratio relates.

As such it is neither logical nor consistent with national policy for the plan period to start in
2020. Most recently the Inspectors examining the West Berkshire Local Plan and North Norfolk
Local Plan have, following similar concerns, required the plan period to be extended in response
to paragraph 22 of the NPPF and for the starting point of the plan to be brought forward a year to
reflect national policy with regard to the assessment of housing needs. In particular we would
paragraph 6 of the Inspector’s post hearing note on the North Norfolk Local Plan which states in
relation to a plan period starting in 2016 and ending in 2036:

“At present, there are only 12 years of the plan period remaining, and once the further
steps necessary to ensure a sound plan have been taken, it is likely to be nearer to 11
years. The National Planning Policy Framework (NPPF) states in paragraph 222 that
strategic policies should look ahead a minimum 15 years from adoption, and to be
consistent with this the plan period should be extended to 31 March 2040 to allow for
adoption during the next 12 months. Turning to the base date of the plan, this should
correspond to the date from which the housing needs of the district are quantified. As
set out in paragraph 12 below, this should be April 2024. The plan period should
therefore be 2024-40.”

This is particularly important as para 4.2 of the Submission Plan says “0% of homes being
planned for in the Telford Plan 2020-2040 are already completed, under construction, have
permission or are small scale windfalls™.

Whatever plan period is chosen the supporting evidence will need to cover the whole plan
period.



contributions are being made to local need and what is contributing to the wider housing needs.



