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1.  Introduction   

1.1 The current Black Country Core Strategy, and associated development plan 
documents, identify where (the majority) of the development needs of the area 
will be accommodated up to 2026. A key priority for the current Core Strategy is 
to focus development into a series of strategic growth corridors and centres and, 
importantly, promote a brownfield first strategy, since all identified needs could, 
at that time, be accommodated within the urban area.  The urban area is that 
part of the Black Country which does not fall within the Green Belt, as shown on 
Map 1 below. 

1.2 A review of the current Core Strategy is now underway, and will consider the 
updated needs of the area over a longer period, up to 2036. As part of this 
review, the Issues and Options consultation (2017) set out the updated 
objectively assessed needs for housing and employment across the Black Country 
up to 2036. In addition, the West Midlands Combined Authority had published 
ambitious growth targets for the wider region in its Strategic Economic Plan.  The 
Issues and Options consultation highlighted that accommodating the identified 
development needs over the longer period up to 2036 would be challenging and,  
in order to plan for growth over the longer period, it would be necessary to 
consider a review of green belt boundaries across the Black Country.  

1.3 This report sets out the current position, using best available evidence and 
information, regarding the need for and supply of land for housing and 
employment in the Black Country authorities up to 2036.  It is being prepared to 
inform the Black Country Core Strategy (BCCS) review and to meet planning 
policy requirements set out in paras 83 and 84 of the NPPF.  

1.4 Para 83 of the NPPF states that: “… Once established, Green Belt boundaries 
should only be altered in exceptional circumstances, through the preparation or 
review of the Local Plan. At that time, authorities should consider the Green Belt 
boundaries having regard to their intended permanence in the long term, so that 
they should be capable of enduring beyond the plan period.”  Para 84 also states: 
“When drawing up or reviewing Green Belt boundaries local planning authorities 
should take account of the need to promote sustainable patterns of development. 

1.5 This report reviews current assumptions about the supply of land for housing and 
employment developments across the Black Country.  It takes current available 
evidence one step further to seek to maximise delivery in the urban area by 
reviewing previous assumptions – for example in relation to densities - with a 
view to optimising opportunities to identify any further additional potential 
development capacity across the urban area. Ultimately it provides ‘potential 
urban capacity’ figures – to seek to demonstrate if any or all of the additional 
development needs of the Black Country up to 2036 can be accommodated 
within the urban area, without the need to consider green belt locations. It will 
be necessary to continue to review and update information and assumptions in 
this report as the plan progresses. Therefore, it is intended to periodically update 
the Report in order to keep it up to date and to continue to inform the plan 
review process. 
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Map 1; Black Country Core Strategy Key Diagram 
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1.6 The Black Country Authorities will continue to work with neighbouring Local 

Authorities via established Duty to Co-operate meetings, on this and other key 
strategic planning issues, to discuss and agree how development needs across 
the wider area could be accommodated.  A relevant example of the 
implementation of this co-operation is the joint commissioning of the Greater 
Birmingham and Black Country Housing Market Area (HMA) Strategic Growth 
Study. This study has reviewed identified and emerging development needs 
across the wider West Midland area and identifies potential strategic locations 
where growth could be accommodated – considering green belt, landscape and 
other technical planning issues at a strategic scale. This study provides important 
up to date evidence to inform local plan reviews – including any necessary green 
belt reviews. The Black Country Authorities are committed to testing, through the 
Core Strategy Review, the accommodation of at least 3,000 units of the wider 
HMA shortfall. 

 
1.7 Further work will take place during 2018 and beyond to continue to develop 

evidence to support the Core Strategy review. This Urban Capacity Study (UCS) 
is currently a working document which will continue to be updated periodically as 
the Black Country Core Strategy evolves and develops towards its final 
publication adoption currently timetabled for 2021. Further updates to the UCS 
will therefore be made when we receive new evidence and also when we receive 
updated figures for housing and employment projections on an annual basis. 
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2. Summary of Current Evidence 
 
2.1 Meeting Housing Need 
 
2.1.1 This section of the report provides current information on housing need and 

housing land supply in the Black Country authorities.  This is an update of the 
information provided in the Housing Background Report produced to support the 
Black Country Core Strategy (BCCS) review - Issues and Options Report.  It 
demonstrates the efforts that are being undertaken to maximise the potential 
supply that might be provided from previously developed and other brownfield 
land within the existing urban area. It provides an updated estimate of the scale 
of this important element of the supply. 

 
2.1.2 The description of the supply is broken down into two parts. This first part 

describes the current identified supply, the majority of which covers the existing 
BCCS period up to 2026.  It details current sources of evidence and explains the 
assumptions and allowances that have been made when calculating this supply.  
The second part (in section 3) describes potential additional sources of supply up 
to 2036 which will be tested during 2018 as part of the evidence which will feed 
into the Preferred Spatial Option report.   Current housing evidence, including the 
Strategic Housing Land Availability Assessments (SHLAA)  and the Strategic 
Housing Market Assessment (SHMA), can be viewed in full on the BCCS website 
at blackcountrycorestrategy.dudley.gov.uk All the Black Country SHLAAs have all 
been updated in early 2018 to inform this report. 

 

Housing Need 
 
2.1.3 Current Government guidance requires Local Authorities to complete a Strategic 

Housing Market Assessment (SHMA) when preparing a Local Plan, in order to 
determine the objectively assessed housing need figure for their area.  The Plan 
preparation process should then test the deliverability of this housing need figure 
within the Local Authority area.  The up-to-date objectively assessed housing 
need figure for the Black Country is set out in the Black Country and South 
Staffordshire SHMA 2017.  This need is currently 78,190 homes over the period 
2014-36.  A key aim of the BCCS review is to plan to meet all of this need within 
the Black Country, and if this need cannot all  be accommodated within the Black 
County to work with other Authorities to see if they can accommodate any of the 
Black Country needs and then potentially look to identify sites in alternative areas 
– including in the Black Country green belt..  

 
2.1.4 The Government published proposed changes to the National Planning Policy 

Framework and National Planning Policy Guidance in February 2018.  This 
includes a new standard methodology for calculating housing need which is likely 
to update and increase the current need as set out in the SHMA.  Under this 
proposed methodology the Black Country housing need would be 3,644 pa or 
72,880 homes over the new period 2016-36.  This would very slightly increase 
Black Country housing need up to 2036 if the proposals are implemented through 

http://blackcountrycorestrategy.dudley.gov.uk/
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planned changes in summer 2018.  Table 4 compares current and potential 
supply and need against both the existing SHMA and the proposed new 
methodology. 

 
The Black Country housing needs also need to be considered in the context of 
the current under provision arising from Birmingham ‘s approved local plan ?? 
and the Black Country’s commitment to look to meet some of this under 
provision, in the region of 3,000 dwellings, through this Core strategy review.    

   

Housing Supply 
 
2.1.5 The current identified housing supply is described in the Strategic Housing Land 

Availability Assessments (SHLAAs) produced by each of the four local authorities.  
The purpose of a SHLAA is to identify all sites in a Local Authority area which are 
suitable for housing and which are potentially deliverable and developable over 
the Plan period. Each SHLAA includes a trajectory to show how delivery is 
expected to be phased annually up to the end of the current BCCS period. 

  The SHLAAs confirm that there is sufficient housing land supply to meet the 
housing targets set out in the existing BCCS up to 2026.  These sites are all in 
the urban areas of the Black Country and comprise potential sites for 45,565 
dwellings  

 
2.1.6 The identification and assessment of potential housing sites for inclusion in the 

current SHLAAs has followed Government best practice guidance, sustainability 
principles and the spatial strategy of the BCCS. This means that sites follow a 
brownfield first principle, and mainly comprise surplus employment land and 
other sites in the growth network.. They are updated annually in order to 
continue to identify development sites in the urban areas and to focus 
development into the right places. 

 
2.1.7 The current SHLAAs include every possible identifiable site which is realistically 

deliverable or developable for housing within the urban area, both brownfield and 
greenfield.  This includes sites under construction, sites with planning permission 
and those allocated in adopted Development Plans.  It also includes any other 
sites which are currently considered to have housing capacity up to 2026 and 
beyond - including both vacant and occupied sites.  Only where a site has a 
realistically implementable permission for an alternative,  non-housing use will a 
site be removed from the list of SHLAA sites. 

 
2.1.8 An on-going “call for sites” in each authority ensures that this list of sites is 

accurate and up-to-date, reflecting market intelligence and land-owners’ 
intentions.  As detailed above, the SHLAAs also include “windfall” allowances to 
cover sites which it is difficult to identify many years in advance of their 
appearance, such as small sites which are usually not allocated in the Black 
Country, and larger sites such as public sector disposals. These windfall 
allowances are included since past trends demonstrate that windfalls comprise a 
significant element of the Black Country housing supply. The current SHLAA sites 
for the Black Country authorities are shown on the Black Country web site HERE 
/weblink  and Map 2 below shows the distribution of the Black Country housing 
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pipeline sites. on detailed maps in Appendix 2.  In addition the brownfield SHLAA 
sites form the basis of each authority’s Brownfield Land Register (Part 1). 
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Map 2 Strategic Housing Land Availability Assessment (SHLAA) sites within the Black 
Country. 
Each of the SHLAA for the four Boroughs can be found on the Black Country Core 
Strategy website at: http://blackcountrycorestrategy.dudley.gov.uk/t2/p3/  

http://blackcountrycorestrategy.dudley.gov.uk/t2/p3/


 

 

 
 
 
2.1.9 Table 1 summarises the four local authority SHLAAs and Graph 1 provides a 

Black Country housing trajectory based on the individual trajectories provided in 
the separate SHLAAs.  The SHLAAs refer to progress against the existing Core 
Strategy housing targets set out in Table 7 of the BCCS.  

 
Table 1 Summary of Black Country SHLAAs (as of April 2017) 
 
 Net housing 

completions 
2006-17 

Total housing 
capacity from 
identified sites*, 
broad locations 
and windfall 
allowances~ 
2017-26 
 

Total 
housing 
supply 
2006-26 

Total Core 
Strategy 
housing 
target 
2006-26 

Identified 
housing 
supply 
2026-36 
(including 
windfall 
allowances) 

Dudley 6,440 11,475 17,915 16,127 1,725 

Sandwell 8,069 13,475 21,544 21,490 1,190 

Walsall 6,625 6,751 13,376 11,973 - 

Wolverhampton 4,843 9,470 14,313 13,411 1,479 

Black Country 25,977 41,171 67,151 63,001 4,394 

 
* the capacity of sites not yet under construction 

** including a 10% discount for non-implementation for all sites programmed for delivery by 
202110%, and the capacity of allocated sites on occupied employment land has been discounted by 

15% 
~ includes small windfall site allowance of 118 homes pa from 2020/21 onwards (708 total), which is 

referred to in Walsall SHLAA but not included in published Walsall trajectory. There is no allowance 
for small sites before 2020/21 to avoid potential double counting with existing small sites with 

planning permission. 

 
 

Table 1 sets out that the current Core Strategy plans to deliver housing ( 67,239) in excess 
of targets (63,001) up to 2016. 
~ a small (<10 homes / 0.25 ha) windfall site allowance based on average completions for 2012-17 

has been applied from start dates which vary depending on local circumstances 
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Graph 1 Black Country Housing Trajectory 
 

 
 
2.1.10 The Black Country trajectory set out in Graph 1 and the individual authority 

trajectories set out in each SHLAA show that, for the Black Country as a whole 
and for each individual authority there is sufficient housing land supply to meet 
existing Core Strategy targets up to 2026.  For the Black Country as a whole 
there is an oversupply of 4150 homes, or 7%.  An additional supply of 4,394 
homes is identified in the Dudley, Sandwell and Wolverhampton SHLAAs for the 
period 2026-36, beyond the period of the existing BCCS. 

 
2.1.11 The trajectory also demonstrates that, with a projected supply of 23,050 homes 

over the period 2017-22, against current adopted Core Strategy targets, 
the Black Country has a 5 year supply of housing land plus an 
additional 32%; 132% in total which is above the 120% required by 
Government guidance for Authorities who have under provided against targets in 
recent years .  If the 2017 SHMA objectively assessed need were annualised and 
this used to derive a 5 year target, the Black Country would have a 115% of a  5 
year supply of housing land..  If the Government’s proposed new housing need 
methodology were used, the Black Country would have 127% of a 5 year supply 
of housing land  

 
 Table 2: Black Country 5 year Housing Land Supply 
 

Housing Target / 
Need 
Methodology 

Black Country 
Core Strategy 
Housing Targets 

SHMA 2017 
annualised 
housing need 

New national 
methodology 
annualised 
housing need 

Housing Land 5 
year supply 

132% 115% 127% 
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2.1.12 A number of assumptions and allowances underlie the current housing supply set 
out in the BCCS and current SHLAAs. These are set out below. 

 
Discount Rates 
 
2.1.13 Discounts were applied to some sources of housing supply in the BCCS to allow 

for potential non-implementation during the plan period.  A discount rate of 10% 
was applied to sites which were commitments in 2009 (including permissions and 
allocations) and a discount rate of 15% was applied to unidentified sites that 
were expected to come forward within the regeneration corridors or freestanding 
employment sites, given these sites had not yet been identified and were 
expected to be subject to multiple constraints on delivery.  These discount rates 
were examined independently by the BCCS Inspector and accepted as 
reasonable.  As set out in the footnote to Table 1 above, all SHLAAs now reflect 
this level of discount - the capacity of sites not yet under construction has been 
discounted by 10%, and the capacity of allocated sites on occupied employment 
land has been discounted by 15%. 

 
Demolitions 
 
2.1.14 The BCCS assumed that nearly 6,900 homes would be demolished up to 2026 as 

part of housing renewal schemes across the Black Country, with half of these 
predicted to take place during 2016-26.  The replacement rate assumed for these 
sites was 52% overall, therefore it was assumed that housing renewal would 
remove 3,340 homes from the housing supply by 2026. 

 

2.1.15 However, only a small number of anticipated schemes, totalling 1,374 
demolitions, have taken place since 2009 and large-scale housing renewal 
programmes have now come to an end.  In addition, replacement rates on 
schemes which have taken place have been higher than expected.  This current 
position is reflected in individual SHLAAs which reduce the loss of supply through 
demolitions. 

 
Density 
 
2.1.16 BCCS Policy HOU2 and the associated Table 8 expect all sites of 15 homes or 

more to achieve a density of 35 dwellings per hectare (dph), net of open space 
and major roads.  35 dph generally relates to a development with a mix of house 
sizes and no flats.  The Policy also requires developments of 60 dph or more 
(which generally have a majority of flats) to be located within strategic or town 
centres, and for other high density developments (45-60 dph) to have good 
access to residential services by foot or public transport. 

 
2.1.17 For Site Allocations Documents (SAD), Area Action Plan (AAP) allocations, and 

sites in SHLAAs that do not yet have planning permission, this density guidance is 
used to calculate the potential number of dwellings that could be accommodated 
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on each site, unless there are additional particular local factors that also need to 
be considered.. 

 
2.1.18 In particular, where there is no detailed information available, former 

employment land sites have an assumed density of 35 dph gross, which is the 
equivalent of 41 dph net assuming an 85% net developable area. This was found 
to be the average on such sites taking into account open space, buffers, main 
roads and other constraint, , or 50 dph gross in highly accessible locations, in line 
with assumptions made in the BCCS. 

 
Windfall Allowances 
 
2.1.19 The complex nature of the Black Country means that it will never be possible to 

identify through the local plan process every potential housing site that may 
come forward in the future.  Supply from unidentified sites which may come 
forward in future is generally referred to as a windfall allowance.  Government 
guidance accepts this approach but requires that such allowances exclude 
greenfield sites, such as garden land and open space. 

 
2.1.20 The current  BCCS included a windfall allowance for small sites of less than 15 

homes.  This allowance was supported by the Core Strategy Inspectors Report, 
which states at para 54: “In a largely built up area, such as the Black County, we 
accept that such an allowance is appropriate and locally justified in relation to 
guidance…”.  This allowance accounted for just under 6% of total housing land 
supply in the BCCS, or 418 homes per year across the Black Country. 

 

2.1.21 At this time (2011) the NPPF did not allow for windfalls to be taken into account 
in the 5 year supply, which reduced the average rate per annum.  Para 48 of the 
NPPF now allows LPAs to “…make an allowance for windfall sites in the five-year 
supply if they have compelling evidence that such sites have consistently become 
available in the local area and will continue to provide a reliable source of supply.  
Any allowance should be realistic having regard to the Strategic Housing Land 
Availability Assessment, historic windfall delivery rates and expected future 
trends, and should not include residential gardens.” 

 
2.1.22 In general, site allocations across the Black Country are now typically 10 homes 

or more, and the Housing White Paper proposes a threshold of less than 10 
homes to define small sites. It is also important, in the context of the Black 
Country Core Strategy review, to standardize approaches to housing supply 
across the sub-region.  Therefore, it has been agreed from 2015/16 onwards to 
apply a common definition for small windfall sites across the Black Country of 9 
homes / 0.25 ha or less.  Such sites are not normally large enough to be 
allocated as development sites in local plans – but they are accounted for in 
SHLAAS. 

 
2.1.23 Larger windfall sites (of 10+ homes) do also arise e.g. through the 

closure/relocation of a public sector use such as a school, or a private sector use 
such as a pub, or through making intensive use of small town centre sites to 



 

14 | P a g e  
 
 

provide flats.  Such sites might not be allocated in plans, but they are picked up 
as soon as authorities are aware of them in annual SHLAA updates.  Historic 
trend information on the supply of such sites is now available and is drawn on in 
section 4 below. 

 
Surplus Employment Land 
 
2.1.24 The current BCCS expects that a large proportion of land for housing will be 

provided through the redevelopment of surplus employment land. However, 
emerging evidence presented in the Issues and Options Report highlights that 
there is a need for a net increase in employment land over the period to 2036.  
This could require the retention of more of the existing employment land that 
might have been expected previously to be released to housing.  The Black 
Country Economic Development Needs Assessment (EDNA) Stage 1, available on 
the Core Strategy website, provides more detailed information on the need for 
and supply of employment land.  

 
2.1.25 Preparation of SADs, AAPs and SHLAAs, as well as monitoring and analysis of 

actual housing delivery achieved since 2009, has allowed the BCCS assumptions 
on release of surplus employment land for housing to be reviewed.  The current 
position, upon which the figures in the Issues and Options Report are based, is 
set out in Section 2.2 below.  For the purposes of this report it is necessary to 
use evidence as was available to inform the Issues and options Consultation – 
and make a series of assumptions about the overall balance of development for 
housing and employment uses – thereby testing potential (additional) supply for 
employment uses. 

 
2.1.26 During 2018 further detailed evidence will be progressed to supplement the        

EDNA1. This will include working with landowners to establish their up to date 
positions regarding their intensions with current employment sites and future 
business needs. This will inform decisions regarding the future position with 
current employment land – particularly whether it still remains appropriate to 
identify any of these employment sites  in the core strategy for housing use.  
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2.2 Meeting Employment Land Needs 
 

 
2.2.1 The NPPF requires the planning system to support sustainable economic growth 

to create jobs and prosperity, meet global competition, a low carbon future and 
requires local authorities to plan proactively to meet the development needs of 
businesses and support a modern economy.  

 
2.2.2 The Core Strategy review will set out a clear vision and strategy to reflect these 

aims and make provision for local and inward investment to meet need over the 
longer Plan period. 

 
2.2.3 An Economic Development Needs Assessment (EDNA) was prepared for the Black 

Country during 2016-17.  This built upon and updated a number of regional and 
sub-regional employment land studies completed since the adoption of the Core 
Strategy in 2011 - the West Midlands Strategic Employment Sites Study, the 
Black Country and South Staffordshire sub-regional High Quality Employment 
Land Study and the Black Country and Southern Staffordshire Regional Logistics 
Sites Study. 

 
2.2.4 The EDNA provides an up to date assessment of employment land requirements 

over the review period, the suitability of the existing Core Strategy and the 
appropriateness of the associated policies.  The work identifies a number of 
growth scenarios based on a range of potential economic outcomes.  For all 
scenarios the EDNA assumes that the 300 ha of occupied employment land 
already allocated for housing through Local Plans is lost to the employment land 
supply over the Plan period. 

 
2.2.5 In order to accommodate the level of growth associated with the most 

likely growth scenario, the EDNA recommends that the review should 
plan for up to 800 ha of additional land to meet the needs of the Black 
Country for the period 2014-36 within the B1(b), B1(c), B2, B8 use classes 
and other ancillary uses appropriately located within industrial employment 
areas. 

 
2.2.6 This figure of 800 ha is recommended in the EDNA to be the most appropriate as 

it represents around 550 ha of land as a basic requirement, informed by past 
trends, for the Black Country industrial sector to keep functioning, plus 
approximately 250 hectares of land for growth in the industrial sector, to reflect 
the employment forecasts associated with the economic growth aspirations of the 
Black Country as set out in the West Midlands Combined Authority  Strategic 
Economic Plan in particular i.e. a “past trend plus some growth” scenario. 

 
2.2.7 In the first instance, need should be accommodated within the existing Growth 

Network and other parts of the urban area.  It is anticipated that 263 ha of land 
is either currently available or is likely to come forward within the Black Country 
itself.  This is made up of sites which are currently vacant and opportunities for 
the intensification and redevelopment of existing employment areas..  The EDNA 
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identifies a further 90-170 ha of land in South Staffordshire (including the 
proposed West Midlands Interchange) has the potential to contribute towards 
meeting Black Country needs in accordance with the adopted South Staffordshire 
Core Strategy and emerging Site Allocations Document. 

 
2.2.8 The ‘gap’ between anticipated need and existing and future supply is 

therefore up to some 350 ha as shown in Table below.   This is a Black 
Country wide requirement, and the review will need to guide the distribution and 
phasing of this new supply.   

 

Land 
Requirement 

Current 
approved 
supply 

Remaining Gap 

800ha 550ha 350ha 

 
2.2.9 The Core Strategy review should provide for a portfolio of employment sites 

capable of meeting a variety of investment needs.  These include needs for 
locally and sectorally focused investment needs which provide jobs and are 
important to the functioning of industrial areas.  However, it is evident that 
there is a particular shortage of large and accessible high quality 
investment sites available in the short term.  There remains a specific need 
for large scale, rail-based logistics provision to serve the Black Country, and in 
the absence of any suitably large sites within the administrative area, the 
proposed West Midlands Interchange located at Four Ashes in South 
Staffordshire has the potential to satisfy some or most of this need.  Discussions 
with South Staffordshire Council on this issue are on going and will continue 
under Duty to Cooperate work. 

 
2.2.10 The EDNA suggests that the Core Strategy should continue to safeguard a wide 

range of sustainable local employment areas and promote the recycling of 
brownfield land within them, as well as recognising the potential for a number of 
large industrial sites to be more intensively used.  However, looking forward, 
over the longer plan period, there may be some existing employment areas 
which are unlikely to be ‘fit for purpose’ and could be considered for 
redevelopment to alternative uses, especially housing.  These redundant 
employment areas could contribute towards meeting housing land requirements, 
subject to overcoming significant viability issues.  This potential source of 
housing supply is considered under the Strategic Options set out in Part 4 of the 
Issues and Options Report.  This will be further considered in detail during 2018 
through the Land Owners Intentions study linked to a review of current 
employment allocations. However what is clear at this stage is that the Black 
Country has identified needs for significantly more housing and employment land 
up to 2036– and due to this combined, significant need, all of this development 
cannot be accommodated in the urban areas of the Black Country. 
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3 Identification of Potential Additional Capacity 

3.1 Potential Changes to Housing Supply 

At this time, and for the purposes of this study, it is possible to review some 
policy decisions and assumptions in order to test whether additional potential 
capacity for development can be identified in the urban areas across the Black 
Country. These include a review of existing policy documents, [policy content and 
site specific work to provide up to date positions regarding land owners 
intentions – particularly on currently occupied employment land that has until 
now been considered suitable for redevelopment with housing.] For the purposes 
of this study it will be necessary to make some assumptions in order to provide 
any updated information regarding potential to identify additional development 
capacity. Where this has been necessary these assumptions will be set out in the 
report for clarity. 

 
Local Plan Reviews 
 
Sandwell SAD Review 
 
3.1.1 The Sandwell SAD, which extends to 2021, is due to be reviewed in 2018, and 

rolled forward to 2036 in parallel with the Core Strategy review.  As part of this 
process, the occupied employment sites identified in the Sandwell SHLAA for 
housing, and existing SAD allocations, will be reviewed and the capacity of these 
sites may be reduced or increased accordingly.  The density of existing housing 
allocation will also be reviewed and increased if appropriate (see below). 

 
Brierley Hill AAP Review 
 
3.1.2 The Brierley Hill AAP, which extends to 2026, is due to be reviewed, with 

evidence work commencing in  2018 and rolled forward to 2036 in parallel with 
the Core Strategy review .  As part of this process, the identified housing 
allocations will be reviewed and the capacity of the AAP area to accommodate 
further housing up to 2036 will be assessed. 

 

Walsall SAD and Town Centre AAP 
 
3.1.3 The Walsall SAD and the Walsall Town Centre AAP were submitted for 

examination in June 2017.  Neither the SAD nor the AAP cover the five district 
centres of Walsall (Aldridge, Bloxwich, Brownhills, Darlaston and Willenhall).  The 
AAP gives priority to main town centre uses and does not allocate specific sites 
for housing, with the exception of one site that already has planning permission 
for this use. 

 
3.1.4 However, there is potential for an amount of housing to come forward in Walsall 

Town Centre and the district centres.   This potential capacity will be tested 
during 2017/18, but is currently considered to form part of the larger windfall site 
allowance detailed below.- and for the purposes of this report any additional 
housing potential for these areas is included in the larger windfall figures.  
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Wolverhampton 
 
3.1.5 Wolverhampton has an up-to-date local plan and has no plans to review existing 

plans at present –for consistency however it will be necessary to consider 
whether any potential additional capacity can be identified across the Boroughs 
urban areas.  

 
Potential to Amend Discount Rates 
 
3.1.1 As outlined above, the BCCS applied a 10% discount rate to commitments and a 

15% discount to occupied employment land. Preparation of the BCCS began 
during the recession of 2008 so it might be expected that the potential supply 
identified at that time would have taken some time to come forward.  Balanced 
against this, the extension of the period that the BCCS will cover to 2036 will 
provide more time to develop problematic sites and identify alternative funding 
sources.  More information is also now available on identified sites, which 
reduces the need for discounting.   

 
          SHLAA figures reflect the discounts applied in the existing BCCS.  This is 

consistent with the Greater Birmingham and Black Country HMA Strategic Growth 
Study (GL Hearn),February 2018. This also concluded that a discount of 15% for 
sites without planning consent is appropriate in the Black Country, reflecting the 
significant proportion of the land supply on employment land with delivery 
challenges.  The Study applied only a 5% discount to sites with planning consent, 
however it is considered that the continued application of a 10% discount to such 
sites is appropriate in the Black Country.  This is considered to be a reasonable 
assumption. The Study itself concludes that: “These discounts are for the 
purposes of assessing supply in this report and should not be considered to 
prejudge what allowance is made for non-implementation in individual local plans 
or authorities’ land supply assessments.”  Therefore, it is not proposed to apply 
any further changes to discount rates at the present time. 

 
Potential to Increase Densities 
 
3.1.3 One of the ways to maximise housing delivery is to test previous assumptions 

regarding densities on sites. In the Black Country, a minimum density of 35 
dwellings per hectare (dph) has been assumed on allocated sites, as required by 
BCCS Policy HOU2.  Higher densities of over 60 dph are required for sites in 
centres. 

 
3.1.4 The Greater Birmingham and Black Country HMA Strategic Growth Study 

reviewed density assumptions on existing identified sites across the wider 
Housing Market Area with a view to increasing densities of future developments 
where possible. This excluded sites with planning consent.  Based on the analysis 
undertaken the Study concluded that: “it would be reasonable to assume 
minimum densities of 40 dph are achieved in the conurbation (Birmingham and 
the Black Country urban area), with minimum densities of 35 dph in other parts 
of the HMA.  This approach would yield an additional supply of 13,000 dwellings, 
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principally over the period to 2031” (para 1.33).  In particular, the Study 
concludes that, for sites of 200+ homes: “in areas such as … the Black Country 
there are total gains of … 1,000 dwellings … when using 40 dph as a minimum” 
(para 6.42), and “At 40 dph, the contribution from small sites in the Black 
Country increases by around 3,000 dwellings based on the available evidence” 
(para 6.48).  It should be noted that the conclusion for smaller sites, which make 
up the majority of housing supply, is based on a sample of sites only.  Therefore, 
the Study concludes that increasing the minimum density of all sites without 
planning consent to 40 dph through an immediate change in planning policy 
could generate 4,000 further homes in the Black Country. 

 
3.1.5 The Study also concludes that: “Given what has been achieved historically and 

the Government’s drive to increase densities particularly in town centres and 
areas of strong public transport accessibility, we consider that a minimum density 
threshold of 40 dph should be applied within the Birmingham and the Black 
Country urban area, given that this constitutes the main urban area in the HMA 
and is that area in which an unmet housing need principally arises. Applying this 
threshold within the Black Country urban area could potentially result in 
additional supply, subject to further localised testing” (para 6.52).  Therefore, it 
is important that this Report addresses the issue of localised testing of the impact 
of increasing minimum densities to 40 dph. 

 
3.1.6 As part of the preparation of the Housing Background Report for the Issues and 

Options consultation a review of historic and current density rates across the 
Black Country was undertaken.  The results of this have been updated and are 
presented in Figures 1 and 2.  The analysis has been carried out only for sites of 
15 homes or more, as these are the sites subject to density controls under BCCS 
Policy HOU2.  In addition, on smaller sites density tends to be limited by site 
specific constraints, such as access and amenity and as a consequence would not 
be appropriate to be included. 
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3.1.7 Figure 1 shows the density distribution of the 14,066 homes completed on sites 

of 15 homes or more over the period 2009-16.  The density mix over the whole 
period 2009-16 is as follows: 

 

<35 dph 35-45 dph 45-60 dph >60 dph Total 

13% 27% 25% 35% 100% 

 
1,100 (8%) of these completions were on sites within Strategic Centre or Town 
Centres - the majority of these built at net densities of over 60 dph (majority 
flats).  This is a far smaller number than anticipated in the BCCS.  In particular 
2,306 homes in Brierley Hill Strategic Centre which were expected to be allocated 
and completed by 2016 have not taken place. 

 
3.1.8 Figure 1 shows a bulge in >60dph / flatted housing at the beginning of the 

period, reflecting the end of the housing boom, followed by a reduction in 
2012/13, reflecting the delayed effects of the recession and corresponding 
reduced demand for flats.  This is accompanied by an increase in 35-45 dph 
housing over time, reflecting a return to house-led developments following the 
recession.  However, 2015/16 shows the return to a more even distribution. 

 
3.1.9 The proportion of lower density developments (of under 35 dph) has remained 

broadly steady, at an average / current level of 13% of total completions – 1861 
over the 2009-16 period, or 266 per annum.  These sites divide into two 
categories.  Those sites which were subject to some kind of constraint, such as 
conservation area designation or green belt, are typically 15-25 dph.  Those sites 
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not subject to constraints, which have contributed the majority (in 
Wolverhampton the proportion is 57%) of the capacity, tend to be 30-35 dph. 

 
3.1.10 Figure 2 shows the density distribution of committed sites of 15 homes or more, 

as of March 2017 - in line with current SHLAAs. 
 

 
 
3.1.11 The density distribution is as follows: 
 

<35 dph 35-45 dph 45-60 dph >60 dph Total 

8% 53% 14% 25% 100% 

 
3.1.12 Compared to average historic completions, this represents a significant reduction 

in the proportion of homes being built at densities of 45dph or more – from 60% 
to 39%.  However, of the 7730 homes on commitment sites within Centres, 79% 
have a density of 60 dph or more.  Therefore, this trend may reflect a reduction 
in the proportion of homes within Centres.  The proportion of homes on sites 
with a density of less than 35 dph is low, in line with BCCS Policy HOU2. 

 
3.1.13 There are currently 1836 homes on sites with a current planning permission with 

a density of less than 35 dph, and 1261 homes on sites with a Local Plan 
allocation or other commitment with a density of less than 35 dph.  For all lower 
density sites, the average net density is 29 dph.  In the context of current policy, 
it is these sites which provide an opportunity to generate additional capacity 
through increased densities. 

 
3.1.14 It is not possible to increase the density of sites with a current planning 

permission, if a developer chooses to implement this permission.  For a small 
proportion of sites the permission may lapse and, if there are no practical 
constraints such as local character, an opportunity could arise to increase density 
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to the 35 dph minimum set out in BCCS Policy HOU2.  If this applied to 30% of 
sites and density were increased from 29 dph to 35dph, this would generate an 
additional capacity of 114 homes.  There are only 32 homes on sites in Centres 
with a current planning permission and a density of less than 60 dph therefore it 
can be seen that there is no real scope to generate additional potential capacity 
from this source. 

 
3.1.15 Turning to Local Plan allocations and other commitments, the experience since 

2011 has been that when planning applications are submitted on such sites they 
have always been 35 dph or more, as developers aim to maximise capacity.  
Applying an increase from 29 dph to 35 dph to the 1261 homes on lower density 
sites would generate an additional potential capacity of around 261 homes.  
There are also 1559 homes on sites in Centres which have a density of less than 
60 dph, the majority of these in Dudley, with an estimated average density of 45 
dph.  The experience since 2011 has been that when planning applications are 
submitted on such sites they are almost always 60 dph or more, as developers 
aim to maximise capacity.  Applying an increase of 15 dph to achieve the 60dph 
on these sites would generate an additional potential capacity of around 520 
homes.  However, it is considered that this figure should be applied with caution 
as many sites in Centres are mixed use, making net housing density difficult to 
estimate. 

 
3.1.16 Therefore, increased density assumptions could give rise to an  

additional estimated potential  of 895 homes under the current policy 
framework.  For the purposes of this report this total is divided between the 
four authorities in proportion to the total homes in each category. ( For sites of 
<35 dph the proportions are: Wolverhampton: 14%; Dudley: 34%; Walsall: 
24%; Sandwell: 28%.  For sites in Centres of <60 dph the proportions are: 
Wolverhampton: 5%; Dudley: 68%; Walsall: 0%; Sandwell: 27%.) 

 
3.1.17 If current density policies were changed through the Core Strategy review and 

subsequent Local Plan reviews, by increasing the minimum density for sites of 
15+ homes from 35dph to 40dph , this could generate further potential capacity.  
Increasing the minimum density would apply only to homes on Local Plan / other 
commitment sites which are developable beyond 2021 (given review timescales), 
which make up 60% of capacity, and the estimated 40% of these homes which 
currently have an assumed density of 35-39 dph .  Increasing the density of the 
3972 homes on these commitment sites to 40 dph (by an average of 3 dph) 
would generate an additional capacity of around 323 homes.  In addition, 
increasing density by a further 5 dph on 60% of the 1261 homes on lower 
density sites referred to above, would generate an additional 130 homes. 

 
3.1.18 Therefore, increasing the minimum density policy through the Core 

Strategy review from 35 to 40 dph for sites of 15+ homes could give 
rise to an additional estimated potential 453 homes.  For the purposes of 
this report this total is divided between the four authorities in proportion to the 
total non-permitted homes on sites of less than 45 dph (Wolverhampton: 13%; 
Dudley: 29%; Walsall: 6%; Sandwell: 52%).  It should be noted that the total of 
1,348 homes which this report estimates could be generated from increases in 
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densities is substantially less than the 4,000 homes estimated in the Greater 
Birmingham and Black Country HMA Strategic Growth Study (see para 3.1.4 
above). This is because a more detailed, local view of information and data has 
been possible at the Black Country level. 

 
 
Small Site Windfall Allowance (<10 homes) 
 
3.1.19 The four authorities have a small windfall site allowance, based on historic rates, 

for the period up to 2026 (see sections 2 & 3).  The definition of small site 
windfalls has been standardised across the Black Country as brownfield sites 
accommodating less than 10 homes or of an area less than 0.25 ha. 

 
3.1.20 There is sufficient evidence of a continuing, stable supply of small windfall sites 

across the Black Country to roll forward this allowance to cover the period 2026-
36.  This allowance is already included in SHLAAs for Dudley, Sandwell and 
Wolverhampton. Carrying forward the 106 pa for Walsall small windfall sites 
would therefore provide an additional 1,060 homes over 10 years. 

 
Larger Windfall Sites (10+ homes / not currently employment land) 
 
3.1.21 Across the Black Country, larger windfall sites (which were not employment land 

in 2009) emerged in significant numbers over the period 2011-16, making up the 
“gap” left by the reduced allocation of occupied employment land for housing 
compared to Core Strategy targets.  Such sites currently make up around 6,000 
homes of commitments in the four authorities, and all are projected to be built by 
2026.  Public sector disposal sites and conversions of office blocks to flats make 
up some of these sites. 

 
3.1.22 The current Core Strategy does not allocate development sites.  However, the 

Black Country Core Strategy Review  will seek to identify and allocate the 
majority of housing sites in the urban area, and by doing so the amount of larger 
windfall development should be significantly reduced. 

 
3.1.23 Walsall Town Centre and a number of smaller Centres, have not been assessed 

for their housing capacity since the Core Strategy was prepared and it is 
considered that these locations are the most likely to give rise to larger windfall 
sites. 

 
3.1.25 Therefore it is considered that larger windfall sites could be expected to 

contribute at least 1000 homes in each authority up to 2036. – contributing in 
the region of 4,000 potential additional dwelling units. 

 
Occupied Employment Land 

 
3.1.26 Occupied employment land is a key source of housing land supply identified in 

the current Core Strategy, and whether to release any further occupied 
employment land for housing is a key issue raised in the Issues and Options 
Report for consultation. 
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3.1.27 BCCS Table 7 sets out the requirement for 25,816 homes to be brought forward 

on occupied employment land by 2026.  Progress to date on achieving that goal 
is set out below. 

 
Dudley 
3.1.28 Dudley has allocated 93 ha of occupied employment land for housing by 2026, 

and has identified 26 ha of occupied employment sites which have potential to 
come forward for housing by 2036.  Work will take place during 2017/18 to look 
at the viability and deliverability of releasing further employment land for 
housing. 

 
Walsall 
3.1.29 The Walsall SAD does not allocate any occupied employment land for housing up 

to 2026.  However, it does make reference to 75 ha of occupied employment 
sites which are classified as “consider for release” with potential to come forward 
for housing by 2036.  The Walsall SHLAA estimates that this land has capacity for 
2932 homes. 

 
3.1.30 It is not clear what proportion of this land could come forward by 2036, so work 

has begun to produce an estimate, which will include contacting land owners and 
an assessment of natural wastage rates and estimated funding availability.  
However, if all of the consider for release employment land were developed for 
housing this would generate a need to replace 75 ha of employment land 
elsewhere, as explained in the Issues and Options Report.  Therefore, whether to 
allocate this land for housing will be determined through the Core Strategy 
review as part of a wider consideration of the issues and options. 

 
Sandwell 
3.1.31 Sandwell has allocated and identified in its  SAD and its SHLAA  229ha of 

occupied employment land to be redeveloped for housing by 2026 – 229 ha.  No 
further sites have been identified for delivery up to 2036. Sandwell are currently 
considering the timescale for a review of their SAD and how this will be aligned 
to the overall Core Strategy Review – this will consider these existing allocations 
and update them where necessary. 

 
Wolverhampton 
3.1.32 Wolverhampton has allocated 38 ha of occupied employment land for housing in 

Area Action Plans.  No further potential has been identified for delivery up to 
2036.  An update of the Land Interests Study which informed Area Action Plan 
allocations will feed into a review of allocated occupied employment land sites, 
due to be completed by early 2018. 

 
Black Country 
3.1.33 Work on the Black Country Employment Area Review and Black Country EDNA 

Stage 2 during 2018 will provide more detailed evidence on the viability of 
existing employment premises across the Black Country (see section 3.2 below). 
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In addition it will consider landowners intentions and review employment land 

allocations where necessary and appropriate to ensure the review is progressed 

on up to date evidence. 

Re allocating Some Employment Land to Residential Use 

3.1.34 The Issues and Options report suggested an option to re allocate  up to 300 ha      

of occupied employment land for housing use.  This would equate to 

approximately 10,400 additional homes which could make a significant 

contribution to meeting the Black Country’s housing needs. However, this will 

need to be informed by the planned landowners intentions study and a more up 

to date understanding of constraints, challenges and viability for residential end 

use on these sites. Furthermore, this re allocation to housing would impact 

negatively on the ability of the Black Country to provide sufficient employment 

land to meet its identified needs. It is clear that the significant need for both 

housing and employment needs up to 2036 means that – even with some 

potential changes to current allocations – there is a demonstrable need for 

significant amounts of land for both uses and it is not possible to meet all of 

these needs in the urban areas.  

 

Centres Urban Capacity  

Hierarchy Of Centres  

3.1.35 Centres present one potential source of accommodating new housing growth. 

Before considering the potential for residential development, it should be noted 

that town centres are still a key source of employment and the focus for retail, 

leisure, commercial and civic uses. 

3.1.36 The adopted Black Country Core Strategy (2011) sets out a hierarchy of centres 

where investment in retail and town centre uses of an appropriate scale will be 

managed to achieve balanced provision across the network of centres.  The focus 

of investment and growth within centres is essential to deliver regeneration and 

the Core Strategy defines a ‘three tier’ hierarchy of centres recognising the 

different characteristics of individual centres within each level and their local 

roles. The four strategic centres are the main drivers for growth and will provide 

a full range of shopping, cultural attractions/leisure facilities and high quality 

office space.  

3.1.37 The second level in the hierarchy carries forward the Town Centres identified in 

Dudley and Sandwell and Wolverhampton Development Plans and those Centres 

in Walsall which the Walsall  UDP and emerging Site Allocation Document identify 

as Distirct Centres but which carry out the same role and function as the Town 

Centres within the other Boroughs and are comparable in scale and function. The 

comparision shopping role of these centres has declined over recent decades, 

and many of the centres do not offer the space to accommodate major 

development. The third level of District and Local Centres range in scale but all 
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portray characteristics that provide for day-to-day convenience shopping and 

services which meet local needs.   

3.1.38 The performance of the Black Country Centres is mixed. At the top of the 

hierarchy the Strategic Centres have generally seen retail rents remain 

competitive with relatively low vacancy rates, despite a major redevelopment 

scheme providing extra capacity in West Bromwich and investment in new retail 

units in Walsall.  Further down the hierarchy, overall vacancy rates are higher in 

the Town, District and Local Centres. 

3.1.39 Town centres in particular are undergoing significant restructuring that 

challenges their traditional role. Major structural factors include:  

 Restructuring of retail: Arising from both historic trends such as continuing 

pressures for out-of-centre provision and supermarkets becoming more 

important for comparison shopping, and the growth of internet shopping. 

 The need to manage surplus office space: As there is decreasing demand for 

office floorspace and technology driven changes in working practises are 

increasing utilisation of floorspace.  

3.1.40 There is no doubt that retail in general is going through a time of fundamental 

transition. Shopping patterns are changing as customers learn to embrace new 

technology, both online and through mobile devices, and in terms of food 

shopping, switch to shopping little and often, in smaller-format foodstores. 

Retailers are being forced to adapt to these changing shopping patterns. 

Comparison goods retailers are reducing their store numbers, concentrating their 

activities in ‘flagship’ stores in high-profile locations, and embracing technology 

such as ‘click & collect’. Convenience goods retailers are focussing on increasing 

the number of smaller-outlet stores whilst finding ways to improve the efficiency 

of their older, larger-format stores. Centres, at all levels of the retail hierarchy 

across the Black Country, need to adapt in order to ensure their long-term 

survival. However, this does not mean that there is no longer a requirement to 

plan for additional retail floorspace over the BC Core Strategy Review Plan period 

although it is recognised that the floorpsace figure within the current BCCS will 

need to be revisited.   

3.1.41 Each Strategic Centre in the Black Country was set a maximum additional 

220,000 sq. m gross B1 (a) floorspace between 2006 and 2026. The targets were 

derived from the baseline estimate of future office requirements contained in the 

then West Midlands Regional Centres Study. In the case of the four BCs the 

figures are based on those agreed through the RSS Ph1 Revision but were 

updated to relate to the 2006-2026 period through RSS Phase 2.  Much of the 

demand for offices would occur after 2016 and as such it was not realistic to 

break the figures down into phases and this reflected in BC Core Strategy Policy 

CEN3. Within the 2nd tier Town Centres in the BC Centres Hierarchy up to an 

additional 5,000 sq m gross of office B1 (a) development will be allowed in each 

town centre up to 2026 to meet their local service function.  
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Implications for Town Centres  

3.1.42 The outcome of the structural trends described above is that under-performing 

retail centres are likely to lose trade to the stronger centres within their sub-

region and those centres with a large quantum of office floorspace may see little 

investment unless they reinvent themselves and redefine their role.  

3.1.43 These impacts are likely to be felt predominantly amongst the Town, District and 

Local Centres. It is these centres that are likely to be the most vulnerable and for 

those second and third tier centres in the BC Hierarchy that are already 

experiencing higher vacancy rates, comparatively low rents and a worsening 

retail offer where positive change needs to be managed. If new investment is not 

coming in these centres from retail or office sectors then residential-led mixed-

use development offers one route to re-shape town centres whilst at the same 

time providing an opportunity to accommodate more homes. High density, high 

quality housing which helps meet the Black Country’s growing housing need and 

will support the vitality and expenditure in the centres. It may also be the case 

that with their range of facilities, services and transport links, centres can be 

particularly suitable for HMO’s. 

3.1.44 Town centres are in general highly accessible locations with high Public Transport 

Accessibility Level (PTAL) ratings. Not only are they efficient places to put new 

development, if the level of activity in town centres declined it could result in 

under-used infrastructure capacity. A key indicator of town centre performance 

and in particular of whether there is under-utilised space is the level of vacancy. 

Town Centre Health Check reports will need to be completed to understand the 

levels of vacant floorspace and number of vacant units within each centre.  

 

Planning Control: Permitted Change of A1/A2 to C3 Uses 

3.1.45 The Town and Country Planning (General Permitted Development) (Amendment 

and Consequential Provisions) (England) Order 2014 came in to force on 6 April 

2014.  Amongst other things, this establishes a permitted development right to 

enable retail use (A1) or professional / financial services use (A2) to change to 

mixed retail & up to 2 flats, or to residential (C3 ‘dwelling house) subject to the 

‘prior approval’. There are a number of exceptions where development is not 

permitted, including where the cumulative floorspace of the existing building 

changing use exceeds 150 sq m, where development would result in the building 

getting larger and where the building is in a conservation area or is a listed 

building. The permitted change of use to residential is subject to the ‘prior 

approval’ of the Local Planning Authority (LPA). A LPA has 8 weeks to determine 

these applications.  

3.1.46 The above amendments mean that, where residential values are higher than 

existing use values, small shops, banks, building societies, estate agents, 

employment agencies and betting shops (no more than 150 sq m) could change 

use to residential use and necessary building works could be undertaken, subject 
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to the ‘prior approval’ of the boroughs. This could have significant unintended 

consequences for town centres and their intensification, including:  

 The fragmentation of shopping frontages that reduce the attractiveness of 

town centres as places to shop; and  

 The fragmentation of ownership (if leases are created), making it more 

difficult to assemble sites and bring forward comprehensive change and 

higher residential densities.  

3.1.47 There is a real risk that the ad hoc conversion of small shops would result in the 

delivery of a relatively small number on additional homes and frustrate the co-

ordinated intensification of centres, which would deliver significantly more and 

better additional homes. Permitted Change of B1a to C3 Uses 

3.1.48 In May 2013 the Government amended the General Permitted Development 

Order (GDPO) to allow the conversion of offices (B1(a)) to dwellings (C3) subject 

to ‘prior approval’. The prior approval process is as explained above in relation to 

permitted development rights for retail, but in this case the grounds that the 

boroughs could refuse prior approval related to flooding, highways and transport 

issues and contamination.  

 

Housing in Centres  

3.1.49 If new investment is not coming in to town centres from retail or office sectors 

then residential-led mixed-use development offers one route to re-shape town 

centres whilst at the same time providing opportunities for further residential 

accommodation. Town centres liable to be impacted by these trends, or where 

there are other opportunities to accommodate growth, need to prepare a flexible 

town centre strategy and policy approach. Given the constraints on delivering 

complex developments of this type, not least site assembly, the response is likely 

to have to include a greater degree of public intervention than in the past.  

3.1.50 Centres have an important role to play in accommodating future residential 

growth in the Black Country. There are two particular dimensions to this:  

 The role they have to play in creating more capacity; and  

 The role they have to play in enhancing rates of delivery.  

 

Town Centre Area Action Plans (AAPs)   

3.1.51 Brierley Hill Area Action Plan (2011) 

Some 3,200 dwellings could be accommodated in the town centre at densities 

over 60 dwellings per hectare. The number may vary depending on density, 

dwelling mix and size. If necessary the densities within the town centre could be 

increased further to accommodate additional dwellings.  
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3.1.52 Dudley Town Centre Area Action Plan (2017) 

Housing Allocation for 360 dwellings. This is total is not a cap and the number 

could vary as part of comprehensive mixed-use schemes. Refer to the New 

Housing SPD for appropriate density.  

3.1.53 Stourbridge Town Centre Area Action Plan (2013) 

This AAP will seek to deliver some 530 dwellings to meet housing need over the 

plan period. The majority of new housing will be focused towards existing 

industrial areas on the northern edge of Stourbridge Town Centre in line with the 

BCCS. 

3.1.54 Halesowen Town Centre Area Action Plan (2013)  

Halesowen has no housing allocation to plan for over the plan period. 

Development Opportunity Site 3 ‘Link House & Pioneer House’ and Development 

Opportunity Site 4 ‘Little Cornbow’ should deliver a minimum of 35 residential 

units. 

3.1.55 West Bromwich Area Action Plan (2012) 

It has two main housing components, the Lyng housing estate redevelopment- 

largely completed, and the Lyng Industrial Estate- allocated for residential- not 

yet started. The AAP is due to be revisited as part of the SAD DPD review 

starting in 2018. There are residential ‘windfall’ schemes coming forward within 

the WBAAP boundary that are not reflected in the AAP.  

3.1.56 Walsall Town Centre Area Action Plan (2018) 

The BCCS set the target of 450 new homes for Walsall town centre by 2026.  The 

centre has already achieved this figure with 642 being delivered between 2006 

and 2017, a further 21 dwellings are currently under construction.  Through the 

SAD Walsall was able to demonstrate it has sufficient supply to meet the targets 

for housing set out in the BCCS. As such it was not necessary for the AAP to set a 

target above the one in the BCCS.  In order to maximise town centre 

opportunities the plan therefore only allocated two sites for housing alone where 

an alternative use would not be appropriate.  These sites can accommodate 

approximately 60 units.  A further 159 units have live permissions within the 

town centre area.   

The AAP does however recognise the crucial role housing plays in supporting the 

town centre, brining footfall in and creating natural surveillance. The AAP looks to 

support mixed use developments and the use of upper floors for residential.  

Policy AAPLV1 is therefore supportive of housing in the centre where it does not 

jeopardise the centres primary commercial function or where it may conflict with 

centre uses.   

Many of the Secondary Development Opportunities set out in Policy AAPINV6 

would be appropriate for housing.  We know the capacity of these sites in terms 

of floorspace but not residential units.  
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Further work needed 

 Review the 159 units that have live permission to see if they are likely to 

come forward  

 Review the capacity of the secondary development sites in terms of units  

 Review the capacity for mixed use sites in the centre in areas such as the 

office corridor 

 Review the capacity for upper floors in areas that are already developed or 

vacant sites  

3.1.57  Wolverhampton Town Centre Area Action Plan (2016) 

Facilitates regeneration through a consolidated retail core, surrounded by a mix 

of complementary uses, including residential capacity for 2,043 homes, including 

250 upper floor estimate. In addition, there is a potential for a further 920 homes 

on flexible use sites. 

Office Floorspace 

3.1.58 The 2200,000 sq m B1a ‘additional’ floorspace allocated to the 4 strategic centres 

was very ambitious. In reality Brierley Hill has suffered a net loss of existing 

office stock over the BCCS plan period given the prior notification permitted 

development rights (B1a to residential). Brierley Hill AAP allocates sites to 

accommodate the BCCS office requirements. However, the office policy provides 

a flexible approach and a reserve office capacity of 70,000 sq. m must be 

maintained to 2026. (This is equivalent to the capacity that could be generated 

from the intensification of the Waterfront West Business Park.)   

3.1.59 Walsall AAP  

Walsall Town Centre AAP revisited the BCCS and DTZ undertook a review of the 

figures based on: 

i. Reviewing the existing office stock in Walsall Town Centre, which at 2014 was 

130,000 sq. m.  

ii. Reviewing historic take-up levels (local agents reported 500-2,000 sq. m per 

annum).  

iii. Reviewing trends such as the increasing dominance of ‘major office centres’ 

such as Birmingham, which might compete with Walsall for office investment.  

This resulted in a new target of 73,000sqm for offices by the end of 2026.  

3.1.60 Sandwells’ uptake of office allocations outside its New Office Cultural Quarter has 

been limited, with no current proposals for office development in the Eastern 

Gateway or Junction1 Opportunity Areas.  
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3.1.61 The BCCS review will therefore revisit the office figures and this may provide 

some further capacity within centre where this exercise hasn’t already been 

undertaken for recent AAPs.    

Housing Suitable for Town Centres 

3.1.62 Mid-rise and high-rise residential housing has therefore been focussed at smaller 

households of 1-2 persons that can be accommodated in 1-2 bed properties. 

[Arguably these people are slightly more transient in long-term housing needs 

and perhaps see the benefit of central urban locations with good access to shops 

and leisure facilities outweighing the negatives. From a viability perspective 

demand from these households for urban locations is greater than family 

households and therefore values for 1-2 bed properties outweighs in comparative 

terms the values for 3 bedroom properties].Family sized units are difficult to 

deliver in high-density schemes, due in part to their requirements for private 

amenity space.  

3.1.63 The current role of town centres will be tested through town centre ‘health 

checks’ in 2018.This will provide more evidence and  review and update the floor 

space requirements for the various town centre uses. This will enable the review 

to progress in knowledge of updated requirements as well as identifying any 

potential allocations of residential units in centres to meet housing needs. As a 

general indicator the following table sets out draft criteria that could be used to 

inform this work.  

3.1.64 Town centre assessment criteria:  

Indicator  Assessment Criteria 

Centre Retail assessment suggest they are 

vulnerable to restructuring 

Persistently high vacancy rates for retail 

floorspace 

This is available from the Centre Health 

check date. 8% would represent a 

reasonable benchmark vacancy rate. A 

figure persistently above this benchmark 

and certainly where persistently above 

10% would indicate over-supply, or the 

wrong type of supply. 

A worsening retail offer Decline in range, mix and quality of retail 

representation in the Centre. Can be 

assessed qualitatively.  

Retail rents that are low by sub-regional 

standards and are stagnant or declining 

Rents are an indicator of demand and of 

quality of offer, but also indicate 

vulnerability to competition from other 

land uses. 

Levels of Office space There is limited demand for such space in 
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non-central London locations. Much B1 

space has been lost in town centres in 

recent years and much of what remains is 

vulnerable to conversion to higher use 

values. The office space should be 

assessed through Town Centre Health 

Checks and losses monitored through 

AMRs.  

 

SHLAA potential for residential 

development 

Where the SHLAA process has identified 

the potential for large scale new residential 

development. Should look at both 

constrained and unconstrained data. 

High levels of public transport accessibility, 

that make it a sustainable location for 

intensification 

Most town centres are already highly 

accessible... 

Future transport improvements that may 

add to future capacity 

Metro Extensions and other local and 

strategic schemes should also be 

considered. 

 

3.1.65 At the current time, it is clear that there is likely to be some potential for re 

allocation of floorspace for different centre uses – possibly including some 

potential additional housing supply. Having said that it is anticipated that whilst 

this is positive in terms of meeting more needs, that due to the scale of the 

identified need, even with some additional capacity in centres – there will still 

remain a large unmet need that cannot be accommodated in the urban areas.  

 

Other Sources 

3.1.66 There may be potential to release limited areas of surplus open space for housing 
in some areas.  Further work will take place during 2018, through updates to 
existing Open Space Assessments and Strategies, to quantify this potential.  
Wolverhampton and Walsall updates are already underway and due to be 
completed in  2018, and Sandwell and Dudley updates should be complete by the 
end of 2018.  However, this source is unlikely to generate a significant amount of 
housing, and may generate none.  This is because all of the Black Country 
authorities currently have an open space quantity standard which equals or 
exceeds current levels of provision, and this position will be exacerbated as the 
population is projected to increase over the new longer plan period.  Therefore, 
releasing significant amounts of open space for housing would result in 
significant under-provision of open space in existing residential areas. It is 
therefore considered reasonable at this stage to conclude that no additional 
potential housing sites can be identified on open space across the Black Country. 
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Summary 
 
3.1.67 The potential sources of housing land supply covered in this section, as far as 

they can currently be quantified, are summarised in Table 2. 
 
 
Table 3   Potential Additional Housing Supply 2017-36 (beyond existing  
               SHLAAs) 
 
 Increased 

densities 
(existing 
policy) 

Increased 
densities 
(new min 40 
dph policy) 

Small site 
windfall 
allowance 
(2026-36) 

Larger 
windfall 
sites 
(2017-36) 

Total 
supply 
2017-36 

Dudley 481 131 NA 1,000 1,612 

Sandwell 245 236 NA 1,000 1,481 

Walsall 90 27 1,060 1,000 2,177 

Wolverhampton 79 59 NA 1,000 1,138 

Black Country 895 453 1,060 4,000 6,408 
 



 

 

Table 4   Current and Potential Black Country Housing Supply against Housing Need 
     (as of March 2017) 

 
Local 
Authority 

Net 
Completions 
2014-17 

Current 
Identified 
Housing 
Supply 
2017-36 

Potential 
Additional 
Housing 
Supply 
2017-36  

Total 
Supply 
2014-36 
 

Objectively 
Assessed 
Need 
(OAN) 
2014-36  
(2017 
SHMA) 

SHMA OAN 
minus 
Supply 
2014-36 

Housing Need 
2017-36 
(Government 
consultation 
proposed 
new 
methodology) 

New Housing 
Need minus 
Supply 2017-
36 

Dudley 2007 13200 1612 16819 12160 + 4659 11419 + 3393 

Sandwell 2420 14665 1481 18566 31898 - 13332 27208 - 11062 

Walsall 2160 6751 2177 11088 18519 - 7431 16739 - 7811 

Wolverhampton 1817 10949 1138 13904 15613 - 1709 13870 - 1783 

Black Country 8404 45565 6408 
  

60377 
 

78190 
(3,554 pa) 

- 17813 
 

69236 (3,644 
pa) 

-17,263 
 

 Add footnote 
to clarify 
what is 
included in 
the potential 
additional 
housing 
supply 
column 
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3.2 Potential Changes to Employment Land Supply 

 

3.2.1 The EDNA Part 1 anticipates a supply of 263ha of employment land either 

currently available or likely to come forward within the Black Country to 2036 in 

locations consistent with the existing Core Strategy.   

3.2.2 Looking forward, the only additional sources of employment land supply within 

the urban area and not identified in the EDNA are: 

 Land within the urban area that is currently allocated for development for 

non-employment uses – in the main housing- but not yet developed for that 

use.  This land is currently either occupied by employment uses and has 

scope for intensification, or vacant land that could be used for new employ-

ment uses in the future. 

 Additional employment land within existing employment areas. – either 

through the intensification of existing occupied employment sites or land that 

is either currently vacant or may become vacant over the Plan period.  

These are discussed in turn below. 

3.2.3 Figure 7.1 of the EDNA shows that across the Black Country, 203ha of occupied 

employment land is currently allocated for housing in Tier 2 Plans - Area 

Action Plans and Site Allocations Documents.  This land was allocated on the 

basis on it being assessed to be of low quality, in terms of its sustainability for 

employment uses in the long term and the future investment intentions of the 

businesses who occupied it, and formed part of the overall planning strategy of 

the BCCS in seeking to deliver a net contraction in employment land.  The Core 

Strategy Review Call for Sites exercise, and detailed work currently either 

ongoing or programmed as summarised in paras 3.1.26-3.1.33 of this Report, 

may challenge these allocations, and could suggest that some of the sites should 

be retained for employment and in some cases present redevelopment 

opportunities to contribute towards the employment land requirement.  However, 

this land is currently contributing towards the housing land supply and so if it is 

reallocated then additional replacement housing sites will need to be found.     

3.2.4 There is likely to be some additional opportunities for intensification and 

redevelopment within existing employment areas that were not identified in 

the EDNA.  However, it is anticipated that any such new sites are likely to be 

limited and small in scale.   

3.2.5 In addition to sites within the Black Country, the EDNA also suggests that  170-

190ha of land in South Staffordshire to contribute towards meeting Black 

Country employment land needs to 2036.  This contribution is based on sites 

identified in the emerging South Staffordshire District Council Site Allocations 

Document and the contribution of the proposed West Midlands Interchange at 

Four Ashes.  This site is 270ha in size and the EDNA assumes that 30-35% (80-

100ha) could be counted towards meeting Black Country needs based on Travel 
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to Work Area data.  More detailed evidence on the likely source of jobs at this 

site will be prepared to support the detailed submission in early 2018, providing 

potential scope for an additional Black Country share of the 270ha.   

3.2.6 At this stage, it is anticipated that these additional sources of 

employment land supply will not provide sufficient capacity to meet the 

whole of the gap identified in the EDNA Part 1.  The gap will therefore 

remain significant in scale and cannot be accommodated within the urban areas 

of the Black Country or existing supply in South Staffordshire.     
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4. Conclusions  
 
 
4.1 The Core Strategy review takes place in the context of updated and increased 

needs for housing, employment and related infrastructure needs. The economic 
conditions are improving and the population is growing. At the same time the 
government continues to pursue new policy measures to ensure that Local 
Authorities are delivering growth and sustainable economic development. 

 
4.2 This report has reviewed identified supplies of land and challenged and updated 

assumptions in order to identify whether any further potential development 
capacity can be found in the urban areas of the  Black Country  
 

4.3 Table 4 summarises the various sources of housing supply set out in sections 2 
and 3, and compares current and potential additional supply with the identified 
need.  The gap between supply and need using the current SHMA is 17,813 
homes, and the gap using the Governments proposed new draft methodology is 
17,263 homes.  It is important to consider both of these ‘need’ figures as the 
Government had made its intentions clear with regard to updating this policy 
approach. In any event the identified gap – that is the amount of housing units 
that it is considered cannot be accommodated in the Black Country urban areas, 
remains significant. This is despite reviewing additional potential housing 
numbers through a series of structured assumptions around density, windfalls 
etc,  
 

4.4 There is potential to re allocate some poor quality, occupied employment sites 
into residential use – however this needs to be informed by updated evidence 
relating to land owners intentions, site constraints and viability for residential 
land use. In any event as explained earlier in the report – any such re allocation, 
whilst helping to meet housing needs, will displace and increase employment 
land needs such that developments beyond the urban area in adjoining 
authorities and potentially the green belt will be needed.   

 
4.5 Further work on identifying site specific delivery constraints to the release of 

occupied employment land for housing will take place across the Black Country 
through the Employment Area Review during 2018, and the Black Country EDNA 
Stage 2 will also provide more detailed evidence on the viability and land owners 
intentions.  

 
4.6 The review must also have regard to strategic Duty to Cooperate issues – most 

significantly the current and emerging housing shortfall position across the 
Greater Birmingham and Black Country Housing Market Area, within which the 
Black Country is located.  The current published shortfall of 38,000 homes up to 
2031 is set out in the 2015 Strategic Housing Needs Study Stage 3 Report (PBA) 
and the adopted Birmingham Development Plan.  The Issues and Options Report 
states that the Black Country has committed to test the accommodation of 3,000 
homes beyond local need to help meet this shortfall - the majority of which 
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originates in Birmingham and which exacerbates the challenge for the Black 
Country. 

 
4.7 The Greater Birmingham and Black Country HMA Strategic Growth Study updates 

need and supply figures for the wider Housing Market Area, and estimates a 
shortfall of 28,150 homes up to 2031 and 32,700 homes for 2031-36.  Therefore, 
even if the gap figure could be met in the urban area of the Black Country, it is 
likely that there would still be a need, through the duty to co-operate, for the 
Black Country to look beyond the urban area to test accommodation of at least 
3,000 of the wider HMA shortfall.  In any event – due to the significant needs for 
both housing and employment needs this reports sets out that it is not possible 
to meet all these needs in the urban areas of the Black Country – this is due to 
the extent of already  allocated urban sites , limited opportunities for identifying 
other potential urban land and  the significant scale of the need identified. 

 
4.8 As detailed in this report, the Black Country EDNA recommends that the Core 

Strategy review should plan for up to 800 ha of additional land to meet the needs 
of the Black Country for the period 2014-36 within the B1(b), B1(c), B2, B8 use 
classes and other ancillary uses normally located within employment areas.  The 
existing and anticipated land supply can provide 394ha with scope for some 
additional land in South Staffordshire.  However, there remains a significant gap 
that cannot be met by land within the urban area. 

 
4.9 In summary, the Black Country does not have sufficient land within the urban 

area to meet its housing and employment growth needs.  NPPF requires that 
local authorities meet such needs and therefore new sources of supply must be 
explored.  The Black County Local Authorities will continue to engage positively 
with neighbouring authorities through on going duty to co operate work and are 
progressing further detailed evidence to inform the review and how these 
identified needs could best be met. 

 
4.9 Para 83 of the NPPF states that: “Once established, Green Belt boundaries should 

only be altered in exceptional circumstances, through the preparation or review 
of the Local Plan.”   Given the urban capacity evidence summarised above, it is 
reasonable to conclude that the exceptional circumstances necessary to trigger a 
green belt review in the Black Country, in order to meet housing  and 
employment land needs have been met. This will be informed in the first instance 
by the recently published Birmingham and Black Country HMA Strategic Growth 
Study. 
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Appendix 1 - Evidence to be progressed during 2018. 
 

 Employment Areas Review and Land Owners Intentions 
Study 

 Ecological Site Assessments 
 Retail /Centre Health Checks and Capacity Studies 
 Open Space Studies 
 Pro active site search for development opportunities 
 Green Belt Assessment Study 
 Viability and Deliverability Study 
 Transport assessments 
 Infrastructure review 
 Site Assessment Report ( urban area and green belt sites) 


