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1. Introduction

1.1 This SHLAA shows Walsall’s current and potential housing land supply.
It has been prepared in accordance with the National Planning Policy
Framework (NPPF) dated February 2019 and Planning Practice Guidance on
Housing and Economic Land Availability Assessment. The base date of the
document is 318t March 2020, however production was delayed due in part to
the impact of Covid-19 on housing monitoring. The opportunity has therefore
been taken to incorporate details of housing completions and additions made
to the housing land supply in 2020-21 to ensure that the document is as up to
date as possible.

1.2  Paragraph 67 of the NPPF states that strategic policy-making
authorities should have a clear understanding of the land available in their
area through the preparation of a strategic housing land availability
assessment. From this, planning policies should identify a sufficient supply
and mix of sites, taking into account their availability, suitability and likely
economic viability. Planning policies should identify a supply of:

a) specific, deliverable sites for years one to five of the plan period (With an
appropriate buffer, as set out in paragraph 73. See glossary for definitions of
deliverable and developable); and

b) specific, developable sites or broad locations for growth, for years 6-10
and, where possible, for years 11-15 of the plan.

1.3  Paragraph 73 states that local planning authorities should identify and
update annually a supply of specific deliverable sites sufficient to provide a
minimum of five years’ worth of housing against their housing requirement set
out in adopted strategic policies, or against their local housing need where the
strategic policies are more than five years old.

1.4  This requirement and the definitions of deliverable and developable are
significantly different from the situation in previous years. Previously, the
housing need was defined in the Black Country Core Strategy (BCCS) which
was adopted in 2011. The local housing need is now calculated using the
standard method which is set out in national planning practice guidance. The
NPPF now provides more precise definitions of the terms deliverable and
developable. As a result, it has been necessary to re-appraise all the potential
sites in the supply.

However, for monitoring purposes this document will continue to show the
extent to which the housing need in the BCCS is being delivered.

2. Local Housing Need

2.1 The standard method for calculating the local housing need is set out in
planning practice guidance. This can be viewed at
https://www.gov.uk/guidance/housing-and-economic-development-needs-
assessments . It combines the household growth projections for the area of




each local authority with an adjustment to take account of housing affordability
(the ratio of house prices to earnings in the area) and produces an annual
housing requirement. The affordability ratios are updated every year: the most
recent ones to be used are the 2014-based household projections and the
2018 affordability ratios.

2.2  For Walsall, the local housing need for the year 2020-21 was 882
dwellings per annum so the five-year requirement is 4,410 plus a 5% buffer,
i.e. 4,631. This is higher than would be required by the current BCCS: the
trajectory in table 7 under policy HOU1 indicates a target of 4,145 dwellings
(460 per annum in 2020-21 and 921 per annum for the period 2021-26) for the
period 2020-2025.

2.3  The buffer would be greater if there had been significant under-delivery
of housing in the last 3 years, as measured by the Housing Delivery Test
(HDT), details of which can be found at
https://www.gov.uk/government/publications/housing-delivery-test-
measurement-rule-book

2.4  However, the 2020 results for Walsall, which were published in January
2021, indicate that delivery was 88% of the requirement, so no additional
buffer applies.

2.5 The trajectory at the end of this SHLAA shows past delivery compared
with the BCCS targets and the housing need produced by the standard
method.

2.6  The Black Country Plan (BCP), which will replace the BCCS, is
currently in preparation. Once adopted it is expected that the housing
requirement will involve some redistribution between the four local authorities.
It is also possible that agreement will be reached with neighbouring authorities
to meet some of the needs of the Black Country. However, it is currently
anticipated that the Plan will not be adopted until 2024.

3. Housing Land Supply

3.1 The Walsall SHLAA was originally prepared in 2010 in accordance with
national guidance that is now set out in Planning Practice Guidance (PPG).
The current PPG can be viewed at https://www.gov.uk/quidance/housing-and-
economic-land-availability-assessment .This flow chart is reproduced below.

3.2  Atthat time, the main use of the SHLAA was to assist in the
preparation and subsequent monitoring of the BCCS. The database of sites
selected for inclusion in the SHLAA therefore mainly comprised sites that
already had planning permission for housing or were allocated for housing in
Walsall’s Unitary Development Plan (UDP). The capacity of the sites identified
in the SHLAA was sufficient to meet the housing need set out in the BCCS.



3.3 The database of sites has subsequently been updated to show both
sites that have been completed and to add new sites that have been granted
planning permission but which had not been previously identified. The Walsall
Site Allocation Document (SAD), which was adopted in January 2019, has
replaced many of the policies in the UDP, including those that allocate sites
for housing (except for those in the district centres: policies for Walsall Town
Centre are now contained in the Town Centre Area Action Plan). Sites
allocated for housing in the SAD have been derived from the SHLAA
database.

3.4  The Brownfield Land Register also comprises a selection of those sites
in the database that meet the relevant criteria.

3.5 In accordance with the guidance, and to assist with the preparation of
the BCP, the SHLAA database includes sites whose development for housing
would be contrary to current planning policies. In particular, it includes sites in
the Green Belt that have been submitted to the council in response to the “call
for sites” for the BCP, and previous calls for sites for the SAD and BCCS.
Some of these sites could be added to the supply if the policies changed.

3.6 Many of the sites previously identified in the SHLAA have now been
developed for housing. Whereas the current BCCS sets out the housing
requirement to 2026, the BCP is proposed to run to 2039. The standard
method also generates a greater annual need for housing than in the BCCS.
In order to maintain the supply of land for housing, it has therefore been
necessary to find additional sites that had not been previously considered. As
part of the review of urban capacity for the BCP, this edition of the SHLAA has
explored in more detail the potential for additional housing to be provided in
the existing built-up area, in particular in the town and district centres where
land may not be required for town centre uses. The SHLAA has also looked at
sites outside the urban area. However, the inclusion of such sites in this
SHLAA does not imply that the Council intends to support the development or
future allocation of such sites.

3.7 Each site in the database has been assessed in accordance with the
criteria in the NPPF for deliverable/ developable. The database also indicates
whether the site is considered achievable. The latter follows the definition in
paragraph 021 of the guidance. For the purpose of this SHLAA, all sites that
are considered to be deliverable are also considered to be developable and
achievable, whilst sites that are considered to be developable (but not
deliverable) are considered to be achievable.

3.8  As well as applying the deliverable/ developable/ achievable criteria
from the NPPF and PPG, the list of sites now indicates where sites are
allocated in Walsall’s Site Allocation Document (SAD) which was adopted in
January 2019.

3.9  The potential housing land supply comes from a range of different
sources. Listing a site in this SHLAA does not necessarily mean that a
planning application for housing on the site would be supported. The potential



supply includes for example sites that are currently in the Green Belt or are
open space. In some cases sites have had planning permission or been
allocated for residential development in the past but this use is no longer
considered suitable for various reasons.

3.10 Potential sites are divided into the following categories, in line with
those set out in the NPPF:

- Sites that are considered to be deliverable within the next 5 years
- Sites that are considered to be developable from year 6 onwards
- Sites that form part of broad locations

- Sites that are not currently deliverable or developable

3.11  “Broad locations” are mainly sites that are currently in use for another
purpose, such as industry or retail, but which might be suitable for housing if
they became available. This suitability may be subject to policy tests, for
example to ensure that redevelopment of an industrial site for housing will not
result in a shortfall of employment land. The current BCCS expects that some
land that is currently used for industry will no longer be needed or suitable for
this purpose so will be considered for release to other purposes, in most
cases housing.

3.12 The SHLAA database only contains a selection of sites that might be
classed as broad locations. Most are ones that have been explored in
previous years for their potential for residential development but have since
been rejected, often on the grounds that they are unlikely to become available
for the foreseeable future. They have been retained in the database but are
not listed in this SHLAA.

3.13 The “consider for release” employment sites are shown in the SAD.
However, these sites are being reviewed together with all other employment
land as part of the BCP preparation.

“Not currently deliverable or developable” sites fall into two sub-categories:

- Sites that are physically unsuitable for housing. Examples include those in
flood zones.

- Sites that may be physically suitable but where housing development would
be contrary to current planning policies. Most of these sites are in the Green
Belt.

3.14 The housing sites database that has been used to produce this SHLAA
includes some sites that are not potential sources of housing supply at all.
These include sites where homes have been demolished or proposed for
conversion to another use. As the housing requirement is based on the net
supply, it is necessary to account for actual or potential losses of housing as
well as additions.

3.15 There is overlap between site sources and the category that certain
sites could be placed into. For example, some sites that are allocated for
housing in the SAD also have planning permission. In general, the code that



indicates greater certainty about delivery has been used (if an allocated site
also has a valid planning permission, the latter is used). However, the totals
below avoid “double counting”.

3.16 The potential Green Belt sites, and some elsewhere, included some
submitted several years ago in response to a call for sites that was carried out
as part of the preparation of the SAD as well as others that have been
submitted as part of the BCCS review. It should be noted that in some cases
the boundaries of these sites are subject to confirmation and there are
overlaps with sites that were already in the SHLAA.

3.17 As part of the BCCS review, we are also carrying out an urban capacity
study to ensure that all potential sites for housing and other land uses are
examined. This has resulted in some additional potential housing sites being
identified, in particular sites in town and district centres that are not included in
the SAD. Town centre uses such as retail, offices or leisure have priority over
residential for most sites in centres, so such potential sites have been placed
in a separate category this year.

3.18 The inclusion of a site in this assessment does not in itself
determine whether it is suitable for housing development, and does not
imply that a planning application for residential development would be
supported.



4. Site Selection Process (from Planning Practice Guidance)
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Stage 1 — Site/ Broad Location Identification

| Assessment Area and Site Size

4.1  Planning Practice Guidance states that the assessment should
consider all sites and broad locations capable of delivering five or more
dwellings or economic development on sites of 0.25ha (or 500m2 of floor
space) and above. Where appropriate, plan makers may wish to consider
alternative site size thresholds.

4.2  The complex nature of the built-up area of Walsall means that there are
many small sites that could potentially accommodate additional homes. These
include for example void spaces above shops, and conversions of larger
houses into flats. It would not be practically possible to identify or examine all
such sites. However, all sites that have already been granted planning
permission for one or more dwellings, or have been identified as potential
housing sites from other sources, have been listed regardless of size.

4.3 Walsall's database also includes the small number of sites where
planning permission has been granted to demolish existing dwellings or to
convert them to other uses. The housing supply requirement is based on the
net provision of dwellings so this allows losses of existing dwellings to be
taken into account.

44  The Government has placed an increased emphasis on small sites as
a source of housing land, with the requirement on local authorities from 15t
April 2016 to set up a custom and self-build register. Many small sites might
be suitable for such developments.

Desktop Review of Existing Information

4.5 Sites in the Council’s housing sites database come from a variety of
sources. They are categorised as follows:

Category Meaning Notes
ALP Allocated in local Sites allocated for housing in the Site
plan Allocation Document or Walsall Town

Centre Area Action Plan but which
have not yet been granted planning

permission.
BROAD Site currently in Most sites in this category are out of
LOCATION | another use (other centre sites currently in retail or
than employment) another use which national policy

where housing would | states should be located in a town
be the preferred use | centre.

if the site became
available for Indicating a site as a Broad Location
redevelopment for does not necessarily mean that the
housing in the future




current use is expected to cease at
any time in the future.

CFR

Consider for release

Sites currently in employment use but
which may no longer meet the needs
of industry and would be available to
be redeveloped for another use
(generally housing) if the current
occupiers ceased their activities or
relocated. These sites are identified
under SAD Policy IND4.

The CFR sites currently form part of
the employment land supply so are
listed separately to avoid double
counting between the two land uses.
However, a few CFR sites remain in
the housing sites database for historic
reasons, mainly because there has in
the past been a planning application
for residential development on the
site

COM

Completed

Housing development on the site has
been completed, either in the current
or a preceding year. The database
includes all sites that have been
completed since 2006 (the start date
of the BCCS), although for technical
reasons sites that were completed
prior to 2017 are now recorded
separately.

This data is updated every 3 months
to provide returns to the Ministry of
Housing, Communities and Local
Government

FPP

Full planning
permission

This includes sites both where the
permission is still valid and where it
has lapsed but in either case where
no development has commenced.
The database includes all sites
granted planning permission for
residential development since 2006

GREEN
BELT

Site is in the Green
Belt and does not fall
into any other
category

Most sites with this code have been
submitted in response to calls for
sites. They are greenfield sites that
would be suitable for housing
development were it not for the Green
Belt designation. Previously
developed land in the Green Belt
where housing would be acceptable




under current policy are recorded as
‘POTENTIAL?” sites.

GTTS, GT
orTS

Potential gypsy,
traveller or
showpeople site

The SAD allocates a small number of
sites as traveller sites that would
otherwise be suitable for general
housing.

OoC

Other commitments

This is used where there is a planning
committee resolution to grant
planning permission subject to the
signing of a legal agreement or a
similar commitment

OPP

Outline planning
permission

This includes sites both where the
permission is still valid and where it
has lapsed but in either case where
no development has commenced.
The database includes all sites
granted planning permission for
residential development since 2006

POTENTIAL

Potential housing
sites

Sites that are considered suitable and
developable for housing, and where
there is no conflict with existing
planning policy or uses. This code is
used mainly for small sites, and sites
in district and local centres, that are
not allocated for housing in the SAD
or AAP.

In some cases these sites have been
the subject of pre-application
enquiries. These enquiries are
commercially confidential but most
such sites are still shown on the
mapping and listed below

REJECTED

Rejected housing
sites

Sites that have been examined
previously for their housing potential
but which are now considered
unsuitable. Most of the sites are open
space, required for other uses or
have physical constraints such as
unstable ground, flood risk or
pollution

uc

Under construction

Used where groundworks have
commenced on the site. Construction
of one or more individual dwellings
may also have commenced.

This data is updated every 3 months
to provide returns to the Ministry for
Housing, Communities and Local
Government
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4.6  Where more than one of these categories might apply, the more
advanced one is used. For example a site that is allocated in the SAD but
which also has a planning permission (valid or lapsed) is listed as OPP or
FPP rather than ALP.

4.7 The above categories are only a statement of the factual situation
concerning each site. Each site is therefore coded further under the “SHLAA
Status” field as follows, based on the definitions in the NPPF and PPG, to
provide a more subjective assessment of the likelihood of the site coming
forward for housing. Note that the developable sites are divided into three
categories:

(a) Deliverable

Sites where there is a realistic prospect that housing will be delivered on the
site within five years. For very large sites that will take a number of years to
complete, the supply is split to provide separate figures for the number of
dwellings expected to be completed within five years and the number
expected to be completed after the end of this period. Unless there is
evidence that completions will occur at a faster rate, it is assumed that no
more than 50 dwellings will be completed on a site each year.

Deliverable sites include all sites that meet the following criteria, unless there

is evidence that homes will not be delivered within five years:

-  sites that are under construction;

- small sites (fewer than 10 homes or smaller than 0.5ha) with a valid
outline or full planning permission;

- major development (10 or more homes or at least 0.5ha) with a valid full
planning permission;

- major development (10 or more homes or at least 0.5ha) with a valid
outline planning permission, where there is evidence that completions will
begin on site within five years;

- any other site that is allocated for housing in the development plan where
there is evidence that completions will begin on site within five years.

The indication of a permission as valid or lapsed in this SHLAA is not
necessarily an indication of the legal planning status. In some cases, details
will still need to be submitted to comply with conditions of the planning
permission before development of a “valid” permission can commence, whilst
groundworks may have commenced on a site to keep a permission “alive” that
will otherwise have lapsed.

(b) Developable - other sites that are allocated for housing in the development
plan.

(c) Developable — other sites with a lapsed planning permission (full or

outline) that are still in a suitable location for housing development with a
reasonable prospect that they will be available.
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The database includes records of progress on all sites granted planning
permission for residential development since 2006, along with some sites
granted permission before this date. The SAD and Walsall Town Centre Area
Action Plan (AAP) have replaced the site-specific policies in Walsall Unitary
Development Plan (UDP), except in relation to the district centres, but in only
a small number of cases have the policies changed in respect of the sites that
would be suitable for residential development. It is therefore likely that in most
cases applications to renew lapsed permissions would still be supported.

(d) Developable — other sites without an allocation or planning permission but
that are in a suitable location for housing development with a reasonable
prospect that they will be available.

Most POTENTIAL sites are in this category. These include former
employment land no longer in use and no longer required for employment
purposes, housing demolition sites where unsuitable social housing has been
cleared prior to redevelopment, and surplus council-owned land and
premises, including former school sites and surplus open space. A smaller
number of previously developed sites in the Green Belt are also included in
this category, where redevelopment would accord with the National Planning
Policy Framework.

The AAP was adopted in January 2019 and now identifies sites in Walsall
Town Centre that have potential to incorporate housing, often on upper floors
as part of mixed use developments. The Walsall Local Centres Study (April
2017), which was published to support the SAD, highlights sites in these
centres that have housing potential. A similar check of potential housing sites
in the district centres, including development opportunities identified in the
inset maps to the UDP, has also been carried out.

Many of these sites that were previously in this category are proposed to be
allocated for housing in the SAD, so are now listed under category (b). Given
that planning policy expects sites in centres to give priority to town centre
uses rather than housing, other potential housing sites in the centres are
categorised as (l) rather than (d).

(e) Currently occupied sites not in employment use (large windfall sites)

There are a number of retail, leisure and community facilities around the
borough in out of centre locations. Given changing funding, spending patterns
and demand, some of these might close or become surplus to requirements in
the future. In many cases, housing would be a suitable alternative use if this
happened. An estimate of the potential housing capacity of some of these
sites has been included in this assessment. Sites in this category are
considered as “broad locations” in accordance with national guidance, since
there is no certainty that they will come forward for housing.

Some of these sites might also be suitable for employment use instead of
housing.
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(f) Greenfield Sites in the Green Belt.

A Call for Sites was carried out as part of the preparation of the SAD and
AAP, and one is also ongoing for the BCP. Many of the sites submitted by
landowners and developers are in the Green Belt. Such sites are not
deliverable or developable under current policies, but they could be
achievable so have been included for consideration in the preparation of the
BCP.

(g) Site rejected on other policy grounds.

These include sites that may have had planning permission for housing in the
past, or have been considered as potential housing sites, but development for
housing would now be contrary to current or emerging planning policy.

Such sites include land that is to be retained for employment use or open
space.

(h) Site rejected as physical constraints make the site unsuitable for housing.

These include sites that lie within flood zones or which are affected by
untreated limestone workings, as well as sites close to major roads affected
by poor air quality and noise. Sites that have had planning permission in the
past, but which have since been developed for another use, are also in this
category.

(i) CFR Consider for release employment land

The SAD allocates land that remains in use for employment but which is of
poor quality as “consider for release” land that could be redeveloped, in most
cases for housing. This release is subject to the relocation of existing
operations and ensuring an adequate supply of employment land is retained.

Given the uncertainty over which particular “consider for release” land might
become available for housing and the possible timetable, such land is treated
as “broad locations” in this assessment. The potential housing capacity of
individual “consider for release” employment sites therefore has not been
calculated in most cases, except for example where there has been a
previous planning permission for residential development that has now
lapsed. The SHLAA only provides an estimate of the total potential housing
supply if all such sites were released for housing.

“Consider for release” does not necessarily mean that a site will actually be
released, even in the long term.

(j) Small site windfall allowance

In a complex urban area such as Walsall, it is not possible to identify every
potential housing site in the SHLAA. Stage 3 below therefore explains how the
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potential supply from small sites not listed in the other categories has been
calculated. By definition, no “known” sites are codes as (j).

(k) Other potential sites

These mainly comprise sites that have been the subject of pre-application
enquiries or are otherwise known to have developer interest. Pre-application
enquiries are confidential so these sites, and their potential housing capacity,
are not included in the SHLAA. However, their inclusion in the database
allows potential developers to be followed up if needed.

There is some overlap between some of these sources. For example, sites
with planning permission for residential development (source (a)) can revert to
“consider for release” employment land (source (e)), or land to be retained in
employment use, once the permission lapses. The calculations and list of
sites avoid “double counting” that might arise in such cases, and the category
that has the most certainty is generally used. For example, a site allocated in
the development plan (category (b)) that also has a valid planning permission
(category (a)) is normally placed in category (a), unless it is known that the
site is unlikely to be developed or is no longer suitable for housing.

() Potential sites in centres.

These are sites where town centre uses have priority but which would be
suitable for housing if not required for these uses.

(x) Sites that are not part of the housing supply.

These comprise sites that currently or formerly contained housing but where
the housing has been demolished or converted to another use, or has
planning permission to do so. They are included in the database because the
housing requirement is based on the net supply so the loss of existing
housing needs to be recognised for accounting purposes.

| Call for Sites/ Broad Locations

4.8 As noted above, the Council included a call for sites as part of the
preparation of the Site Allocation Document. A further call for sites has been
made as part of the BCCS review. These sites have been coded in
accordance with current policies in the existing BCCS.

4.9 Broad locations for housing development include large windfall sites
(category (e) and “consider for release” employment sites as referred to under
(i) above.

| Site/ Broad Location Survey
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4.10 A survey of housing sites that already have planning permission, as
well as existing employment land and sites in other uses, is carried out each
year as part of annual monitoring.

Stage 2 - Site/ Broad Location Assessment

| Estimating the development potential

4.11 This relates to the number of dwellings that could be accommodated
on the site. Where planning permission has already been granted, the number
of dwellings proposed in the application has been used, unless there is
evidence that this number is no longer appropriate (for example, in the case of
certain permissions that have now lapsed, the number is now believed to
have been excessive and more than would be attractive to the market).

4.12 In other cases, a number based on Core Strategy Policy HOU2 and the
associated table 8 has been used in previous years, unless there is other
evidence such as from pre-application enquiries. Policy HOUZ2 states that all
developments will aim to achieve a minimum net density of 35 dwellings per
hectare. Table 8 indicates that densities of 60 or more dwellings per hectare
will only be appropriate within a strategic centre or town centre.

4.13 As part of the preparation of the Black Country Plan, an assessment is
being made about the amount of additional housing that might be provided on
known housing sites (that are not already committed with planning
permission) if the density is increased to 100dph in strategic centres, 50dph in
other accessible locations and 40dph for other sites. These revised densities
have therefore been applied to sites where development is not expected to be
given planning permission until after the expected adoption of the BCP in
2024. However, in Walsall nearly all major sites where housing development
would be acceptable under current policies are expected to be committed
before 2024.

4.14 For very large sites, such as some of those proposed in the Green Belt,
facilities such as new open space or even new schools and other services
would need to be provided. The density assumptions do not take account of
such requirements.

| Suitability, availability and achievability

4.15 All the potential housing sites have been assessed for these issues
against the criteria in the PPG. It should be noted however that most sites are
relatively small, especially those that have been sourced from existing
planning permissions. The factors that affect the availability and achievability
of such sites can often relate to the personal circumstances of individual
landowners or developers, rather than wider issues affecting the site, and may
be difficult to confirm.

15



Overcoming constraints

4.16 Many sites, particularly those involving previously developed land, are
affected by constraints. Constraints that might affect the sites that are
allocated for housing in the SAD have already been identified.

4.17 Due to the large number of sites involved, production of the SHLAA is
only a high level exercise and it has not been possible to carry out a detailed
assessment of every individual site. It is therefore possible that factors may

arise at the planning application stage that make certain sites unsuitable for

housing or which affect their capacity.

Stage 3 — Windfall assessment

418 The February 2019 NPPF states that windfall sites are those not
specifically identified in the development plan. A large proportion of the sites
listed in the SHLAA database would fall into this category. However, given
that the sites in the database are already known about, adding an additional
figure to include supply from such sites would result in double counting.

4.19 The only remaining potential sources of new unknown windfall sites are
therefore as follows:

- Small sites that are less than 0.25ha in size or for fewer than 10
dwellings which have not yet been granted planning permission. Sites
of this size are not in most cases allocated in the SAD or AAP.

- Sites in District Centres. The SAD and AAP do not cover these centres.

- Sites currently in use for purposes other than employment. These
might include for example out of centre retail, leisure or community
uses that become vacant and are no longer suitable or needed for
these uses.

- Residential use of upper floors in Walsall Town Centre and local
centres. Several such developments have come forward in recent
years under the permitted development rights introduced in 2013 that
allow offices to be converted to residential development without the
need for planning permission, and more remain to be implemented.

4.20 Over the 10-year period 2010-2020 an average of 97 dwellings per
year have been completed on sites of fewer than 10 dwellings in total. It would
not be appropriate to include a small site windfall allowance in the housing
supply calculation for the next few years, since most such sites will already
have planning permission so will be included in the figures under categories
(a) and (c). However, the complex nature of the urban area in the Black
Country means that it is likely that small sites (as well as larger sites under the
office to residential permitted development right) will continue to come forward
in the future. It is therefore proposed to include a small site windfall allowance
of 97 dwellings per year for each year from 2024 onwards (by which time the
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current planning permissions should have either been implemented or
lapsed).

4.21 The district centres cover a fairly small land area and centre-type uses
such as retail and leisure will be given priority over residential use in these
locations. However, where they are suitable for residential use, development
sites in district centres are likely to involve higher density schemes so could
contain a reasonably large number of dwellings.

4.22 Some current or emerging vacant non-employment sites have been
allocated for housing in the SAD. The possible future supply of housing from
such sites is unpredictable.

4.23 The AAP identifies some sites in Walsall Town Centre that might be
suitable for residential or mixed use development involving residential use of
upper floors. The local centres study that supports the SAD also identifies
some residential development opportunities in local centres. Again however, it
is difficult to predict a precise figure of the future housing supply from these
sources.

4.24 Despite the uncertainty over the likely dwelling numbers, the complex
nature of the built-up parts of the borough means that it is inevitable that sites
not identified previously will continue to be brought forward for development.

Stage 4 — Assessment Review

4.25 The potential housing capacity and any issues that might affect the
likelihood of each site coming forward for housing is set out below. However,
as noted under stage 2 above (suitability, availability and achievability), much
of Walsall's potential housing land supply comprises a large number of small
sites. It would not be practical to make a detailed assessment of the likelihood
of every individual site coming forward for development.

4.26 One of the roles of the SHLAA is to publicise the availability of housing
sites to prospective purchasers and developers, and to promote their
development. However, it is unlikely that all the identified potential housing
sites will be developed during the period of the plan. This might be because of
a lack of finance to fund the development, contamination, ground stability or
other issues that need to be overcome. The BCCS applies a “discount” rate of
10% to commitments (sites that have planning permission or are allocated in
the local plan) and 15% to other potential housing sites to allow for this
proportion of sites failing to come forward. These discount rates have been
applied to the calculation of the total supply below.

4.27 A discount based on past trends may not be an appropriate way of
estimating future delivery rates. Past delivery was affected by the recession
starting in 2008 whilst there are a number of current Government initiatives
aimed at improving future delivery, such as Help to Buy.
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4.28 In this update to the SHLAA, sites have in general been assessed
using the revised definition of deliverable in the glossary to the 2019 NPPF.
This states that to be considered deliverable, sites for housing should be
available now, offer a suitable location for development now, and be
achievable with a realistic prospect that housing will be delivered on the site
within five years. Sites that are not major development, and sites with detailed
planning permission, should be considered deliverable until permission
expires, unless there is clear evidence that homes will not be delivered within
five years (e.g. they are no longer viable, there is no longer a demand for the
type of units or sites have long term phasing plans). Sites with outline
planning permission, permission in principle, allocated in the development
plan or identified on a brownfield register should only be considered
deliverable where there is clear evidence that housing completions will begin
on site within five years.

4.29 NPPF paragraph 74 also states that a five year supply of deliverable
housing sites, with the appropriate buffer, can be demonstrated where it has
been established in a recently adopted plan. Sites that are allocated for
housing in the Site Allocation Document have therefore been counted in the
five year supply except on very large sites or others where it is not expected
that the whole or part of the site will be completed in 2020-25.

4.30 However, in the absence of evidence to the contrary, it would be
sensible to continue to apply the discount rate used in the BCCS. This rate
was supported by the inspector at the examination of the BCCS, and its
continued use will ensure the housing supply described in this SHLAA is as
robust as possible.

4.31 The methodology used in this SHLAA has been reviewed by the Black
Country SHLAA Stakeholder Panel, details of which can be found in the
appendix below.

5. Calculation of Total Potential Supply

5.1  This has been taken from the estimate of development potential
described at stage two above. The potential has been divided between that
expected to be delivered within the next 5 years and that which is expected to
take longer later than this. This division is needed in order to calculate the 5-

year supply.

5.2  Given the large number of sites in the supply, most of which are small,
in many cases this has to be an estimate, except where there is known
current development activity. For larger sites (for 50 or more dwellings), it is
assumed that no more than 50 dwellings will be completed each year from the
date that development is expected to commence: this assumption accords
with the actual rate of completion of large sites in Walsall and neighbouring
authorities in recent years. An exception to this is site HO0027 (Goscote
Lodge Crescent, Site B), where the development is being supported in part by
public funding so is expected to be delivered at a quicker rate.
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5.3  Unless details of the timescale for individual sites is known, category
(a) sites are assumed to be developed in years 1-5 whilst category (c) sites
are assumed to be developed in year 6 onwards. Category (b) sites are
placed either in years 1-5 or 6-10 depending on whether the site has a valid
planning permission or there is known current development interest. Larger
sites that are expected to take a number of years to complete are split: an
example might be one with a total capacity of 250 dwellings but where none
are expected to be completed until year 3: it is assumed that 50 will be
completed in each subsequent year, so the supply will be 150 in years 1-5
and 100 in years 6-10.

Housing Supply

5.5 The table below shows the housing supply broken down by source.
The known sites that make up this supply are listed below and are shown on
the attached map. The map also shows sites that have been submitted in
response to the “call for sites” for the BCCS review (in a few cases they were
submitted in response to similar calls for sites that were carried out when the
SAD and current BCCS were in preparation). Most of these are in the Green
Belt or are open space so are not considered to be part of the current or
potential supply under existing development plan policies. More details of the
call for sites submissions can be found on the BCCS website.

5.6 The list and map does not include “Broad Location” or “Consider for
Release” sites. This is because most sites in these categories are currently
occupied by other uses and are unlikely to be available for development for
the foreseeable future.

5.7 In the table below, the calculation of the total capacity of sites in certain
categories has been discounted as applied by the BCCS.

5.8 The small site windfall allowance is for the period from 2024 onwards
and is calculated at a rate of 97 dwellings per year.

5.9 As this document was finalised in May 2021, known housing
completions since 31/3/20 have been included in the 5-year supply.

Category Delivery Timescale

<5 >5
years years

Total

discount rate

Total <5
Years after
discount
(2020-25)

Total > 5
years after
discount
(2025 onward)

Completions
2020-21

146 0

146

0%

146

0

UC (sites
where one
or more
dwellings
remain to be
completed)

1,109 0

1,109

0%

1,109
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FPP (valid
permissions) 1,094 01,094 5% 1,039 0
OPP (valid
permissions) 69 0 69 5% 66 0
Lapsed
Permissions 418 337 755 10% 376 303
Allocated in
Site
Allocation
Document
or Walsall
Town
Centre AAP 584 862 | 1,446 10% 526 776
Other
Potential
Sites 869 1,495 | 2,364 15% 739 1,271
Small
Windfall
Sites (97/ n/a
year from 97 per 97 (year
from 2024) 97 year 0 2024-25) n/a
2,350 plus
4,386 n/a 4,007 |  Sqall sites
rom year
Total 2025 onwards

Note: the discounted figures above do not add up precisely because of
rounding

5.10 The 5-year supply for 2020-25 of 4,097 dwellings (after discount) is
almost equal to the 5-year requirement in the BCCS. This supply, added to
the small windfall sites allowance for the two years 2024-2026, would also
exceed the total of 3,820 dwellings that remain to be built to meet the BCCS
target of 11,973 dwellings for the period 2006-2026.

5.11 This is less than the 5-year requirement (plus 5%) under the standard
method of 4,631. However, this is primarily the result of the very low number
of completions in 2020-21 as a result of Covid. Over 1,100 dwellings are
currently under construction and, combined with sites allocated in the SAD
that are expected to be completed by 2026, means that the 5-year supply for
the period 2021-26 is 4,827 dwellings, as shown in the trajectory below.
This exceeds the 5-year requirement.

Stage 5 - Final Evidence Base

5.12 Alist of all potential housing sites is attached below. This is divided into
the four sources (a) to (d) described above. A map of the housing sites in
these categories is also attached. An interactive map that shows details of
individual sites can be viewed on the council’s web site at
http://mymaps.walsall.gov.uk/ To use this map, click on “Map Categories” in
the panel on the left side and select the “Planning” tab. You may find the map
easier to view if you untick all the boxes except “Brownfield Land Register”
and “SHLAA”.
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APPENDIX
Black Country SHLAA Stakeholder Panel & Terms of Reference

List of Current Members

Company / Organisation

Barrett David Wilson Homes (housebuilder)

WV Living (housebuilder)

Barton Willmore (consultants)

RPS (consultants)

Harris Lamb (consultants)

West Midlands Combined Authority

Homes England

Black Country Consortium Ltd

Black Country SHLAA Stakeholder Panel Terms of Reference

1.

To contribute to the completion of robust and credible Strategic
Housing Land Availability Assessments (SHLAAS) for the Black
Country authorities.

To share and pool information and intelligence.

To contribute to and endorse the signing off of the SHLAA
Methodology, including identifying what issues of particular relevance
to the SHLAAs should be considered, in addition to the requirements
set out in NPPG.

To consider the implications of the SHLAA, including making
recommendations to sign off the SHLAA report and core outputs to the
Black Country authorities and agreeing to support any follow-up
actions.

To oversee and agree the involvement and consultation with a wider
group of stakeholders for the SHLAA.

Should members of the Panel be unable to agree on particular issues
(i.e. Methodologies and data sources used, the interpretation of
findings or the ability to endorse the signing off of the SHLAA) such
differences or outstanding issues will be raised in the findings.

Should a meeting prove necessary and an individual member not be
able to attend a meeting, they may seek to identify a substitute from
their organisation to take part.

Invitations to join the SHLAA Panel are made on the understanding
that no commercial or other advantage will be sought and that their
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primary role is to represent their sector as a whole and not just the
interests of their particular organisation. Panel members are required
to declare any interest they may have on a site when contributing
towards its assessment.

. Membership of the SHLAA Panel will be undertaken on a voluntary

basis. The Black Country Councils will not be liable for any expenses
incurred during the SHLAA process.
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6. List of Sites

The total numbers of dwellings in the tables below may not correspond precisely with the calculation of the total supply given
above. This is because the calculation includes planning permissions that reduce the total number of dwellings on a site, for
example proposals involving the demolition of existing dwellings, conversions from flats to single houses and changes of use from
residential to non-residential. Such permissions are not listed below. The totals do not include any discounting for non-delivery.

Sites completed in 2020-21
These sites are not shown on the map below

Site Site Name Total Completions
Reference Dwellings on | 2020-21
Site
HOO0087 Former Mary Elliott School, Brewer Street 62 6
HOO0306 Darlaston Multi-Purpose Centre Site, Victoria Road/ Slater Street, Darlaston 30 7
HO1185 The Manor Club, Harper Street, Willenhall, Walsall, WV13 1SW 3 3
HO1209 | 523 BLOXWICH ROAD, WALSALL, WS3 2XD 2 2
HO1243 51 Charlemont Road, Walsall WS5 3NQ 1 1
HO1249 Land Rear of 30-34 Haley Street, Willenhall 1 1
HO1273 LAND REAR OF 15, GREEN LANE, PELSALL, WALSALL, WS3 4PA 1 1
HO1292 NEHEMIAH COURT, 38, BATH ROAD, WALSALL 1 1
HO1339 | REGINA COURT, BRIDGE STREET, WALSALL, WS1 1JG 27 27
HO1404 158,LICHFIELD ROAD,SHELFIELD 1 1
HO1633 | 5, KINNERLEY STREET, WALSALL, WS1 2LD 3 2
HO1646 | 90 Watling Street, Newtown WS8 6JS 1 1
HO1650 25 Woodlands Avenue, Walsall WSS 3LN 1 1
HO1712 2B Poplar Road, Brownhills, Walsall WS8 6AJ 2 2
HO1743 | 224, CHESTER ROAD, STREETLY, SUTTON COLDFIELD, B74 3NA 1 1
HO1760 4 , Ravenscroft Road, Willenhall, WV12 4LY 1 1
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| HO1934 | Adj 8 Oaklands Way, Pelsall WS3 4BG K K |
Sites under construction
Site Site Name Total Dwellings Completions
Reference Dwellings on | still to be 2020-21
Site completed
HOO0014a | Pinson Road (Little London School), Willenhall 20 20 0
HOO0027 | Goscote Lodge Crescent (Site B), Goscote 407 394 13
HOO0066a | Former Harvestime Bakery, Raleigh Street, Walsall 88 88 0
HO0160 FORMER TANNERY P.H.,.BURROWES STREET,WALSALL,WS2 8NX 10 6 4
HOO0173 LAND AT 232 LICHFIELD ROAD, WILLENHALL 25 2 0
HOO0177 | LAND AT BERKLEY CLOSE AND COTTLE CLOSE, REAR OF 31-59 16 6 0
EDINBURGH AVENUE,BENTLEY,WALSALL
HOO0181 LAND AT FORMER CAPARO WORKS, BETWEEN THE WYRLEY & 252 252 0
ESSINGTON CANAL AND MINER STREET, WALSALL
HOO0208 | Stencill's Farm (Caravan Storage Site), Mellish Road, Walsall 12 2 10
HOO0303 LAND (INCLUDING FACTORY COMPLEX AP (UK)) AT HEATHFIELD 207 104 18
LANE WEST, DARLASTON
HOO0316 Premier Aftercare, The Green, Darlaston 24 13 11
HOO0323 1 and 3 Woodside Road & 1 and 3 Woodside Close, Walsall 6 1 0
HO1037 | FORMER CHAMBERLAIN & HILL, REEVES STREET 69 46 0
HO1040 FORMER BRIDGEWATER P.H.,.STONEY LANE,LITTLE 18 11 0
BLOXWICH,WALSALL,WS3 3QY
HO1041 PINFOLD/MILL STREET 22 17 0
HO1043 REVIVAL STREET (Precision Close) 24 12 0
HO1058 | At corner of Old Birchills and Reedswood Close - to rear and side of Rose | 6 4 0
and Crown Public House,Old Birchills,Walsall.
HO1060 | 87 STAFFORD STREET, WALSALL 4 4 0
HO1066 | 263 LICHFIELD ROAD, WALSALL WS4 1EB 2 2 0
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HO1068 | LAND ADJ. AND REAR OF 830 CHESTER ROAD, ALDRIDGE, WS9 OLS | 4 2 0
HO1075 | ASTOR ROAD 1 1 0
HO1078 | LAND BETWEEN 20 & 22 CASTLE ROAD,WALSALL,WS9 9BY 1 1 0
HO1083 | 365/365A PLECK ROAD, WALSALL, WS2 9HD 1 1 0
HO1084 | THE HAWTHORNS, CARTBRIDGE LANE, WALSALL, WS4 1SB 1 1 0
HO1086 | LAND ADJACENT TO 241,LICHFIELD ROAD,SHELFIELD 1 1 0
HO1088 | 41 BROADWAY,WALSALL,WS1 3EZ 1 1 0
HO1091 13 LEIGHSWOOD AVENUE, WALSALL WS9 8AT 1 1 0
HO1093 1-3 West Bromwich Street, Walsall WS1 3HS 1 1 0
HO1095 | 71 Skip Lane, Walsall WS5 3LP 1 1 0
HO1099 | HORSE AND JOCKEY, BLOXWICH ROAD, WALSALL, WS2 8BU 1 1 0
HO1100 17 PARK HALL ROAD,WALSALL,WS5 3HF 1 1 0
HO1121 100 & 101, UNION STREET, WILLENHALL, WV13 1PA 11 11 0
HO1132 | 42,43 & 44 BUTTS ROAD & REAR OF 5 WESTBOURNE STREET, 11 11 0
WALSALL, WS4 2BW
HO1133 144 WALSTEAD ROAD 7 7 0
HO1146 | Rear of No. 79, 80, 81, ABLEWELL STREET, WALSALL, WS1 2EU 6 6 0
HO1165 | Foxhills Farm,Beacon Road,Aldridge,WS9 0QP 4 4 0
HO1189 MILL STREET, DARLASTON (land rear of Nelson Inn and 24 to 26 4 4 0
Wolverhampton Street)
HO1192 | 43 FOLEY ROAD EAST,WALSALL,B74 3HR 2 1 0
HO1217 | 64, Spring Road, SHELFIELD, WS4 1QQ 2 1 0
HO1218 | SANDWELL HOUSE, 1-31 SANDWELL STREET, WALSALL, WS1 3DS 0 1 0
HO1233 | TOWER HOUSE, 11A, SUTTON ROAD, WALSALL, WS1 2PA 1 1 0
HO1237 | 38 EASTBOURNE STREET,WALSALL,WS4 2BN 2 1 0
HO1245 | LAND BETWEEN 13 AND 19,WEST BROMWICH 1 1 0
STREET,WALSALL ,WS1 4BP
HO1247 | Land between 6 and 14 Foundry Lane,Pelsall,Walsall,WS3 4QH. 1 1 0
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HO1250 | 20, Bell Road, Walsall, Walsall, WS5 3JW 1 1 0
HO1251 LAND ADJACENT NO 5, HALL STREET, WALSALL 1 1 0
HO1285 | 24, WOODLANDS AVENUE, WALSALL, WS5 3LN 1 0 0
HO1286 | PORTLAND BUILDINGS, PORTLAND ROAD, ALDRIDGE, WALSALL, 6 1 0
WS9 8PR
HO1288 | LAND ADJ 60 HOWDLES LANE, BROWNHILLS, WALSALL, WS8 7PL 1 1 0
HO1387 13 REEVES STREET, WALSALL, WS3 2DQ 2 2 0
HO1434 | LAND ADJACENT 15 GOSCOTE ROAD, WALSALL, WS3 4LE 1 1 0
HO1435 | LAND ADJ. THORN TREES, SCOTT ROAD, WALSALL, WS5 3JN 1 1 0
HO1442 Keepers Cottage off Nether Hall Avenue, Great Barr, B46 1JU 1 0 0
HO1467 | Sunnyside Farm, Northgate, Aldridge 6 3 3
HO1634 | 36A, REEVES STREET, BLOXWICH, WALSALL, WS3 2DQ 1 1 0
HO1670 | The Vicarage, Dale Street, Walsall WS1 4AN 7 6 0
HO1682 | 71, BROADWAY, WALSALL, WS1 3EZ 1 0 0
HO1683 | LAND OPPOSITE ALDRIDGE FIRE STATION, FORMERLY 38 1 1 0
NORTHGATE, WALSALL WOOD
HO1694 | 84, PARK HALL ROAD, WALSALL, WS5 3HS 1 1 0
HO1703 | 98 Old Town Lane, Pelsall, Walsall WS3 4LZ 1 1 0
HO1745 | LAND ADJACENT 4, HALEY STREET, WILLENHALL 2 2 0
HO1762 | LAND AT SHIRE OAK INN, 261, LICHFIELD ROAD, WALSALL WOOQOD, 2 2 0
WALSALL, WS9 9PB
HO1765 | 380, SUTTON ROAD, WALSALL, WS5 3BA 1 0 0
HO1887 | 72, ANGLESEY ROAD, BROWNHILLS, WALSALL, WS8 7NX 1 1 0
HO1891 82, FRIEZLAND LANE, BROWNHILLS, WALSALL, WS8 7DA 2 2 0
LC12A LAND ADJACENT TO 64 HIGH STREET, MOXLEY 6 6 0
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Sites with Valid Planning Permission (as at 31/3/21)

Site Site Name Full or Delivery Comments Dwellings
Reference Outline
HOO0029 | Goscote Lane Copper Works, Goscote Full Large site in housing renewal area. 263
Reclamation work is underway. SAD
allocation is for 395 but capacity reduced
to match latest planning application
HOO0150 British Lion Works, Forest Lane, Walsall Full capacity reduced in line with latest 16
permission
HOO0162b | Villiers Street (AJM Buildings), Willenhall Full potential for development in conjunction 9
with adjacent sites and as part of
Willenhall district centre
HOO0205 | Corner of Edison Road and Arkwright Road, Full Cleared site in residential area. Current 9
Beechdale, Walsall planning application
HOO0217b | Former Lane Arms Public House corner of Full 12
Bentley Road North, Wolverhampton Road West,
Walsall
HO1009 | Argyle Works, Navigation Street, Greatrex Full site merged with HO1008 following grant | 222
Works, Marsh Street, and William House, Marsh of planning permisison 17-1-2019
Lane, Walsall (Saddlers Quay)
HO1051a | 88, STAFFORD STREET, WALSALL, WS2 8DU | Full 1
HO1101 69-72 WEDNESFIELD ROAD, WILLENHALL Full Was ELR Category 4 but site now has 4
planning permission for residential.
However, site is too small to allocate for
housing in SAD
HO1106 | QUEENS HEAD, CHURCH STREET, Full 2
BLOXWICH, WALSALL, WS3 3JQ
HO1123 Former Aldridge Magistrates Court, Rookery Full In district centre. Planning permission 9

Lane, Aldridge, Walsall

included offices which have been
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completed. Permission therefore remains
valid

HO1125 Crown and Anchor, West Bromwich Street, Full 9
Walsall WS1 4BP

HO1126 12-13 MARKET HOUSE AND 20-23 LOWER Full permission 18/0667 adds an additional 11
HALL LANE, WALSALL, WS1 1RL ground floor flat in place of taxi office in

number 23. 18/1218 adds a further flat to
21c

HO1128 Land Rear of 3 Church Road to 39 High Street, Full 8
Brownhills.

HO1134 LAND ADJACENT, 35 ROWLAND STREET, Full Site combined with adjacent site HO1411 |7
WALSALL, (07/1784/FL/W2_5612)

HO1174 135, ERDINGTON ROAD, ALDRIDGE, Full 4
WALSALL, WS9 ORT

HO1211 6-10, CHURCH ROAD, BROWNHILLS, Full 3
WALSALL, WS8 6AA

HO1221 13, CHURCH ROAD, BROWNHILLS, WALSALL, | Full 2
WS8 6AA

HO1229 86B WALSALL ROAD, WEDNESBURY, WEST Full 1
MIDLANDS, WS10 9JT

HO1244 2, DANEWAYS CLOSE, STREETLY, SUTTON | Full 1
COLDFIELD, B74 3NL

HO1248 | 352 WALSALL WOOD ROAD,WALSALL,WS9 Full Conversion of garage to dwelling 1
8HL

HO1266 GARAGES ADJ. 2 SUNNYSIDE, WALSALL Full 1
WOOD

HO1272 LAND ADJACENT, 64 BORNEO STREET, Full 1
WALSALL, WS4 2HY

HO1283 53, CHARLEMONT ROAD, WALSALL, WS5 Full 1

3NQ
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HO1284 | BLEAK HOUSE, NEST COMMON, PELSALL, Full 1
WALSALL, WS3 5AZ
HO1289 | 28, SPRINGVALE AVENUE, WALSALL, WS5 Full replacement dwelling 1
3QB
HO1304 | 31 BRADFORD STREET,WALSALL,WS1 3QA Full 4
HO1340 | 37-38 BRADFORD STREET Full 26
HO1356 |7 PAULS Full 8
COPPICE,BROWNHILLS,WALSALL,WS8 7DE
HO1365 18-20 GOODALL STREET,WALSALL,WS1 1QL | Full Prior notification for change of use of 1
former offices. 18/1469 is for change of
use to just 1 x 2b flat rather than 5 flats as
previously approved
HO1366 23, HARRY PERKS STREET AND 32 Full shop to remain on part of ground floor 5
WEBSTER ROAD, WILLENHALL, WV13 1BN
HO1371 36-37 GOODALL STREET, WALSALL, WS1 Full latest planning application is prior approval | 4
1QL notification
HO1372 | THREE CROWNS P.H.,.SUTTON Full 7
ROAD,WALSALL,WS5 3AX
HO1380 | 29 and 35 BILSTON LANE,WALSALL,WV13 Full PP 18/1670 is for conversion and new 4
2QF build to change from 1 to 4 dwellings. Site
enlarged (was formerly just 35)
HO1383 | 47 & 41 Clarendon Street (land to rear), Full 2
Bloxwich, Walsall WS3 2HT
HO1474 Millfields Nursery School, Stoney Lane, Walsall, | Full 14
WS3 3DW
HO1504 Eastbourne Street (adjacent 47) Full Outline planning permission for residential | 3
granted in 2000 (BC60275P)
HO1542 Former Petrol Filling Station, Queslett Road East | Full 53
HO1605 | 21 VICARAGE PLACE,WALSALL,WS1 3NA Full 19/0604 is for 2 x 8 bed HMOs with total of | 4

two kitchens

29




HO1632 70 Nicholas Road (adjacent to), Streetly B74 Full 1
3QS

HO1663 | 96 Wood Lane, Streetly B74 3LT Full 1

