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Strategic Housing Market Assessment

Project Brief








CONTRACT REFERENCE: DQNV 249  


Introduction
1.1. To inform preparation of Shropshire’s next Local Plan (to 2046), Shropshire Council wishes to invite suitably experienced and qualified consultants to undertake a Strategic Housing Market Assessment (SHMA) for Shropshire[footnoteRef:2].   [2:  All references to Shropshire refer to Shropshire Council’s administrative area.] 

1.2. The purpose of this SHMA is to provide a comprehensive analysis of the size, type and tenure of market, affordable, and specialist housing needed across Shropshire and within each of its 18 Place Plan areas (which reflect approximate functional zones of influence, generally consisting of a main centre and its surrounding communities and rural hinterland). In undertaking this assessment, conclusions will also be reached on the size, type and tenure of housing needed for different groups in our communities across Shropshire and within our Place Plans (responsive to the Place Plan area profile).
1.3. The SHMA will also provide recommendations on policy requirements so as to maximise the alignment of new residential development with the sizes, types and tenures of housing needed in Shropshire, including the different groups within our communities. 
1.4. Importantly, the SHMA will employ a clear and robust methodology that complies with the requirements of the National Planning Policy Framework (NPPF), National Planning Practice Guidance (NPPG), other relevant national policy and guidance, best practice, and any relevant case law. This should be demonstrated within the quotation submission.
1.5. Engagement with key partners and stakeholders is expected to inform the analysis, consistent with the principles of the Duty to Co-operate. The proposed approach to this engagement should be outlined within the quotation submission.

Purpose and Requirements
1.6. As set out in the NPPF, the plan-making process should be informed by a SHMA of the size, type and tenure of housing needed for different groups in the community. The conclusions of which should be reflected in planning policies. 
1.7. The NPPF specifies that these groups should include (but are not limited to) those who require affordable housing (including households requiring housing to rent such as Social Rent and households requiring subsidised routes to home ownership such as discounted market sale and shared ownership); families with children; looked after children; older people (including those who require retirement housing, housing with-care and care homes); students; people with disabilities; service families; travellers; people who rent their homes; and people wishing to commission or build their own homes.
1.8. The NPPG on housing and economic needs assessment (ID2a), self-build and custom housebuilding (ID57), housing for older and disabled people (ID63) and housing needs of different groups (ID67) provide further detail on how to assess the needs of these groups within communities.
1.9. The purpose of this commission is to deliver a SHMA for Shropshire.
1.10. For context, this SHMA will include identification of the housing market area(s) present in Shropshire and identify any key relationships to adjoining areas beyond the housing market area. It will also include an analysis of demographics and existing housing stock across Shropshire and per Place Plan to establish a ‘baseline’.
1.11. The SHMA will then provide a comprehensive analysis of the size, type and tenure of market, affordable, and specialist housing needed across Shropshire and within each of its 18 Place Plan areas (which reflect approximate functional zones of influence, generally consisting of a main centre and its surrounding settlements and rural hinterland). 
1.12. In undertaking this assessment, it will determine the size, type and tenure of housing needed for different groups in our communities. These groups should include (but are not limited to):
a. Those who require affordable housing (including households requiring housing to rent such as affordable and social rent and households requiring subsidised routes to home ownership such as discounted market sale and shared ownership).
b. People who rent their homes.
c. Young people and others seeking to enter the housing market.
d. Students.
e. Families with children.
f. Looked after children.
g. Older people (including those who require retirement housing, housing with-care and care homes). Also to include those seeking to downsize and remain independent in their community.
h. People with disabilities. 
i. Service families. 
j. Travellers.
k. People wishing to commission or build their own homes.
1.13. Recognising the important role of affordable housing in meeting needs across Shropshire, particularly in many of the groups within our communities, the SHMA will include specific ‘baselining’ 
and analysis of these needs and opportunities.


1.14. This is to include, but not be limited to:
a. Consideration of the relationship between lower and median quartile workplace based household earnings and lower and median quartile market dwelling rent and ownership prices.
b. Assessing economic activity (including travel to work and home working data) to assist in the understanding of self-containment.
c. Reviewing existing market and affordable housing provision, including current tenures and sizes (bedroom numbers), occupancy levels and affordability relative to lower and medium quartile workplace based household earnings.
d. Mapping of the distribution of existing affordable housing by tenure and size.
e. Analysing households in socially rented stock to identify those in unsuitable accommodation by virtue of size (under and over occupation). 
f. Reviewing data relating to trends in tenure change for market and social rented properties.
g. Analysing current and emerging households and their ability to afford lower and median quartile market rent or homeownership with lower or median quartile workplace based earnings (including consideration of where rent to buy tenure would provide an acceptable option).
h. Reviewing households currently in market rent that in the future are likely to require affordable/social rented tenures or affordable homeownership tenures.      
i. Considering the affordability and availability of market and affordable housing relative to local health and care sectors, existing employment and the ability of sustaining future economic growth.
j. Overall analysis to inform conclusions on supply and demand of affordable housing in terms of tenure and size. To include a break-down to Place Plan area and where possible identification of any sub-locations with greatest needs (overall and by tenure/size).
1.15. The SHMA will also provide recommendations on policy requirements so as to maximise the alignment of new residential development with the sizes, types and tenures of housing needed by our communities, including the different groups within our communities. 
1.16. In assessing these housing needs and producing these recommendations, the SHMA will be responsive to and in the context of the Local Housing Need Assessment undertaken for Shropshire, using Government’s Standard Methodology.
1.17. When assessing the needs of older people and making associated recommendations, it will draw-upon and complement the recently completed ‘Supported Specialist Housing and Accommodation Needs Assessment’ undertaken by consultants Housing LIN. This assessment provides a specific assessment of the types and quantities of housing required by older people, those with disabilities and special needs, young people leaving or who have left care, and key workers. In complementing this assessment, the SHMA will provide recommendations on the role and policy approach to M4(2) accessible and adaptable and M4(3) wheelchair user dwellings in meeting needs.
1.18. When assessing the needs for travellers and making associated recommendations, it will draw-upon and complement the recently completed ‘Gypsy and Traveller Accommodation Assessment’ undertaken by consultants Arc4, which assesses the accommodation and transit site needs of gypsies, travellers, travelling showpeople, and boat dwellers in Shropshire.
1.19. When assessing the need for affordable housing across Shropshire and within each of its 18 Place Plan areas, the SHMA will:
a. Determine appropriate ‘minimum threshold’ at which affordable housing contributions should be sought from residential development within the parts of the County defined as designated rural areas.
b. Provide a clear definition of what constitutes ‘a vacant building which have been abandoned’ to inform application of affordable housing policy on brownfield land. In doing so, regard should be given to the national CIL Regulations.
c. Determine an appropriate ‘affordable housing mix*’ when seeking contributions from various scales of market housing site.
d. Determine appropriate ‘affordable housing mixes*’ on various scales of exception site. 
e. Determine appropriate ‘affordable housing mixes’ on cross subsidy exception sites, particularly the level of market housing needed to subsidise affordable tenures relative to the Place Plan. 
*Affordable housing mixes should address tenure (split between forms of affordable rent - including the minimum proportion of Social Rent homes required and affordable home ownership) and size (number of bedrooms) of affordable housing needed. This analysis will be informed by consideration of likely levels of affordable housing delivery through these mechanisms, the characteristics and income of households in need, and housing and associated costs across Shropshire and within its 18 Place Plan areas.
1.20. The SHMA must employ a clear and robust methodology and be prepared in line with national policy and guidance, including the NPPF and NPPG. It must also be responsive to best practice and any relevant case law, and be mindful of the previous SHMA undertaken for Shropshire.
1.21. Engagement with key partners and stakeholders is expected to inform the analysis, consistent with the principles of the Duty to Co-operate. The proposed approach to this engagement should be outlined within the quotation submission.
1.22. The SHMA will contribute to the evidence base that will underpin the next Shropshire Local Plan. 

Background 
1.23. Shropshire’s adopted Development Plan consists of the Core Strategy (2011), Site Allocations and Management of Development (SAMDev) Plan (2015), and ‘made’ Neighbourhood Plans.
1.24. On 8 May 2026, the Council issued an notice of intention to commence preparation of the next Shropshire Local Plan, which will address the period to 2046. Alongside this notice, a plan-making timetable was issued, setting out the anticipated timescales to key milestones in the production of planning policy documents – including the next Shropshire Local Plan.
1.25. As the next Local Plan is being prepared using Government’s new plan-making process, the timescales in the plan-making timetable reflect Government’s aspiration for Local Plan’s to be prepared and adopted in a 30 month period. 
1.26. This next Shropshire Local Plan will be required to respond to the outcome of the national ‘standard methodology’ on Local Housing Need (LHN), which results in a significant level of housing need. Specifically, the LHN for Shropshire at 31 March 2026 was some 2,030 dwellings per annum.  
1.27. However, whilst ensuring sufficient development occurs to meet housing needs is important, the next Shropshire Local Plan will seek to do much more, including enabling the delivery of the type, size, tenure and location of housing required to meet the evidenced needs of communities. The SHMA will form a key source of evidence on the type, size, tenure needed by our communities.

Outputs and Key Deliverables
1.28. The outputs of this SHMA must include the following: 
a. A non-technical summary of the report.
b. A comprehensive report which includes: 
1. A clear, concise and robust explanation of the methodology employed.
2. Details of engagement and outcomes with key stakeholders reflecting the principles of the Duty to Co-operate. 
3. A summary of the relationship with other key evidence prepared to inform the next Local Plan.
4. A summary of the analysis undertaken and conclusions reached regarding the housing market area(s) present in Shropshire.
5. A summary of the analysis undertaken and conclusions reached regarding key relationships to adjoining areas beyond the housing market area.
6. A summary of the analysis of existing housing stock in Shropshire, establishing a ‘baseline’.
7. Details of the comprehensive analysis and conclusions reached regarding the size, type and tenure of market, affordable, and specialist housing needed across Shropshire and within each of its 18 Place Plan areas.
8. Details of the comprehensive analysis and conclusions reached regarding the size, type and tenure of housing needed for different groups in our communities.
9. Details of the more specific ‘baselining’ and analysis of affordable housing needs and opportunities in Shropshire and each of its 18 Place Plan areas.
10. Recommendations on policy requirements so as to maximise the alignment of new residential development with the sizes, types and tenures of housing needed by our communities, including the different groups within our communities.
11. With regard to the housing needs of older people and those with disabilities and special needs, complementary to the role and quantum of specialist housing need identified within the Supported Specialist Housing and Accommodation Needs Assessment, a summary of the recommendations across Shropshire and within each of its 18 Place Plan areas regarding:
i. The role of general housing (particularly M4(2) accessible and adaptable and M4(3) wheelchair user dwellings) in meeting the needs of older people and those with disabilities.
ii. Guidance on the minimum site size thresholds upon which M4(2) accessible and adaptable and M4(3) wheelchair user dwellings should be sought.
iii. Guidance on the quantum of M4(2) accessible and adaptable and M4(3) wheelchair user dwellings that should be sought on sites that achieve the site size threshold.
12. With regard to affordable housing, a summary of the recommendations across Shropshire and within each of its 18 Place Plan areas regarding:
i. An appropriate ‘minimum threshold’ at which affordable housing contributions should be sought from residential development within the parts of the County defined as designated rural areas (recognising the potential change for the definition of this area within the consultation draft of the NPPF). This should be informed by consideration of such factors as ensuring Registered Provider interest and opportunities for ‘clustering’ of provision.
ii. A clear definition of what constitutes ‘a vacant building which has been abandoned’ to inform application of affordable housing policy on brownfield land. In doing so, regard should be given to the national CIL Regulations.
iii. An appropriate ‘affordable housing mix’ when seeking contributions from various scales of market housing site.
iv. Appropriate ‘affordable housing mixes’ on various scales of exception site.
v. Appropriate levels of market housing and ‘affordable housing mixes’ on cross subsidy exception sites (informed by consideration of viability and Homes England tenure preferences).
vi. The role of off-site provision and/or financial contributions in lieu of on-site provision.
c. Appendices that provide context and evidence used in the preparation of the SHMA.
d. A series of maps illustrating the recommendations – particularly where they relate to specific Place Plan areas within Shropshire.
1.29. The SHMA must be robustly presented, and capable of withstanding scrutiny and Examination in Public as part of the Local Plan process. 
1.30. These outputs will form the key deliverables to be achieved within the commission.
1.31. The consultants must be available to attend and provide evidence in relation to SHMA (methodology and conclusions) in the Local Plan examination (currently anticipated in the second half of 2028), if required. The costs for this will not form part of this commission, however a day rate for appearing at examination should be included within the submitted documentation.


Reporting
1.32. The appointed consultant will:
a. Meet with the project team for an inception meeting (likely via MS Teams) to discuss the brief and confirm working arrangements.
b. Regularly communicate progress throughout preparation of the SHMA, providing progress reports against milestones set out in the project plan.
c. Feedback to officers on the draft stage reports.
d. Provide a final draft report for review by the Council.
e. Meet with the project team (likely via MS Teams) to discuss the final draft report prior and any feedback from the Council, prior to producing the final report.

Report Format 
1.33.  The requirements of the report include:
a. A draft report should be prepared for the client to review before a final version is completed. 
b. Clearly explain and fully justify how the SHMA has been undertaken in accordance with the objectives set out in this brief and any assumptions that have been made.
c. Include a copy of all data used during the course of the project. Sources of all information to be fully specified to enable readers to access them. 
d. Any tables should, where possible, be made available in MS Excel format.
e. Include a non-technical summary which should be easy to read for non-specialists.
f. Ensure the non-technical summary, SHMA report and its appendices are fully compliant with the Equality Act, General Data Protection Regulations, Freedom of Information and any other statutory requirements.
g. Be in both MS Word and Adobe Acrobat readable format and meet the Web Content Accessibility Guidelines (WCAG) 2.2. 
h. Detail engagement and outcomes under the Duty to Co-operate - a comprehensive audit trail/record of engagement with key stakeholders, the comments received and a reasoned justification for the way in which the comments have been reflected in the review (or the reasons why they have not).

Timetable and Milestones
1.34. Set out below is an indicative timetable that the Council intends to follow for this SHMA process. 
	Phase
	Date

	Quotation notice issued
	Monday 3 August 2026

	Clarification period ends
	5pm on Friday 14 August 2026

	Deadline for quotation submission 
	5pm on Friday 28 August 2026

	Evaluation of quotes
	W/C 31 August 2026

	Anticipated award date
	Friday 4 September 2026

	Voluntary Standstill Period Begins (Est.)
	Friday 4 September 2026

	Voluntary Standstill Period Ends (Est.)
	Tuesday 15 September 2026

	Anticipated contract commencement date
	W/C 21 September 2026






1.35. Set out below are the timescales to key milestones within the production of the SHMA. Achievement of these key milestones will form key performance indicators in the commission:   
	Milestone
	Date

	MS Teams commencement meeting
	W/C 21 September 2026

	Production of draft study for Council review
	Friday 9 October 2026

	MS Teams draft study meeting
	W/C 19 October 2026

	Production of final study for publication
	Friday 27 November 2026
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