WALSALL PLAN HOUSING 2025 REGULATION 18 CONSULTATION
Report to CPRE West Midlands Region
Gerald Kells

December 2025

1. Introduction

| was asked by the West Midlands CPRE Regional Group to review the Housing Need
and Supply evidence for the Walsall Plan Review, and also comment on implications
for them of the adjacent housing surplus in Birmingham (and other authorities), in re-
lation to Duty to Co-operate.

To do this | have considered the Plan alongside relevant information from the Strate-
gic Housing Market Assessment (SHMA 2025), Strategic Housing Land Availability As-
sessment (SHLAA, 2025) and the supporting Green Belt Assessment by LUCs, as well as
previous material from the Black Country Plan where it is relied on.

Figures for Birmingham’s surplus are taken from their Regulation 18 Plan, recently
consulted on, as well as my report to West Midlands CPRE Regional Group on their
housing need and supply which is attached.

| also comment on the surplus implicit in Telford & Wrekin’s Plan, soon to go to Exam-
ination.

2. Need

The Walsall Plan is at Regulation 18 Stage so the current need is based on the
December 2024 National Planning Policy Framework (NPPF) and the latest Standard
Methodology (SM).

The figure for 2025 is made up of 948 dpa (0.8% of stock), and which 224 dpa for the
affordability uplift using the latest affordability calculation (up to 2024) totalling
1,172 dwellings per annum (dpa). This amounts to 19,924 in the Plan Period from
2025-2042.
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Walsall has seen a dramatic increase in their housing need under the new SM, which
would have been 897 dpa if the old SM calculation was in place, 15,249 in total.

This may not be the same when the Regulation 19 Plan is put forward as the
calculation is inherently unstable and there is an implicit exponential increase as
stock is added year on year.

Between 2024 and 2025, for example, the SM calculation rose from 1,148 dpa by 34
dpa, or 578 dwellings over the Plan Period.

This Need figure is being adopted by the council as its full requirement in Housing
Policy 1.

It is worth also noting how this compares with other demographic evidence. The
Strategic Housing Market Assessment compares the Standard Methodology projection
(then lower at 1,168 dpa) with the existing projections of household growth from
previous ONS projections (formerly used for calculating the Standard Methodology) as
well as a projection based on the 2021 CENSUS assuming a uniform housing growth
thereafter.

Figure 4.2 Projected number of households under different scenarios
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It can be seen from Figure 4.2 of the SHMA that all the projections are lower than the
current Standard Methodology.

Since then the ONS 2022 household projections have been published, which take
account of the CENSUS. Their central projection (The Migrant Category Variant)
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assumes a rise in household growth in Walsall compared to the CENSUS as set out in

my table below.

Walsall Households

2022 Households
projections (Migration

ONS 2014 Households

Category Variant)
2022 112,327 116,612
2025 114,993 118,985
2042 128,610 Not given

This would imply an actual growth of households of 801 households per annum and
suggests the Standard Methodology is considerably above the demographic need, even
excluding the affordability uplift.

3. Plan Period

The Plan runs to 2042. The recent Consultation Summary Leaflet has an approximate
adoption date of December 2027, in which case the minimum timeframe would be
2042.

4, Supply

a. Overall

In terms of supply the consultation plan has a number of options. These include, ac-
cording to the plan:

Option B which seeks to prioritise urban land would result in 8,024 dwellings, and ap-
proximately 1,000 more on redundant open space, using a density of 45 dwellings per
hectare (dph). They say this would require the export of some industrial land.

Option E (preferred) would include grey belt and other ‘sustainable’ urban extension
sites in the Green Belt, with what it calls ‘realistic capacity’, as well as 45 dph on
previously developed land and the plan says would provide 14,877 homes (or 14,096
after a reduction to provide open space, BNG and community facilities on Green Belt
sites). This would not require the export of Industrial land.

In terms of what realistic capacity means, that is not defined but the site details on
the web suggest that greenfield sites are being assumed to provide 35 dph, and are
only higher where developers are promoting that. There are also unclear assumptions
about how much of the site would be used, although in the case of Sandhills it is only
29.52 has of 84.77 has but without indicative site plans it is hard to be clear why only
35% of the site is developed.
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Option D would be similar to Option E but include a Density uplift on urban sites and
maximise capacity on SUEs (although the higher capacity figures are not given). This
would, they say, provide 18,606 homes (or 17,629 after the need to provide open
space, BNG and community facilities on Green Belt sites)

The plan divides its allocated sites into four categories, which | have summarised be-
low.

Category Homes
Carried Forwards from 917
SAD/AAP

Planning Permission and 1073

Lapsed Permissions
Housing Potential Under 1419
Current Plan

Proposed Allocations in 8065
WBLP
Total 9195

The SHLAA, however, gives a fuller picture of capacity. It suggests that, as of April
2025,5,353 dwellings are available from local plan and other existing allocations.

A further 9,480 could come from Green Belt allocations in the Plan. There are also
1830 from poor quality industrial sites (45.76 hectares at 40 dph) which would rise to
2,059 at a density of 45 dph.

The SHLAA also refers to a windfall capacity on small sites (under 10 dwellings) of 97
dpa from 2032 based on historic completions, which is not included in those totals.
This amounts to a further 970 dwellings.

In total this would amount to 17,633 dwellings in the SHLAA, or 17,862 at a higher (45
dph) density on redundant industrial land, and would include 8,153 on brown field
land or 8,382 at the higher density.

It is unclear to me why the SHLAA figures do not tally with those in the local plan ta-
bles for capacity on the allocated sites and there is little detail to explain the various
discrepancies.

It would be helpful if the revised plan included a full list of sources of housing supply.

The 17,862 figure would give a shortfall of only 2,062 compared to the Standard
Methodology need.

b. Density
Page No 4 of 10



Walsall Plan Regulation 18/WM CPRE Housing Report/December 2025

Housing Policy 4 sets out minimum densities for developments of more than 4 dwell-
ings.

100 dwellings per hectare: within Walsall Town Centre and the other town and dis-
trict centres.

45 dwellings per hectare: within 400m walking distance of a railway station or a high
frequency (at least every 10 minutes during the daytime) bus service.

40 dwellings per hectare: sites elsewhere.

Despite that the SHLAA (Para 3.12) explains that site capacity was assessed based on
the density assumptions of the existing Black Country Core Strategy Policy HOU002
where no other evidence was available.

This assumes only 35 dph and 60 dph within strategic town centres, considerably low-
er than the figures in the plan so underestimates supply as is clear when looking at
the site capacities and densities quoted on the Plan’s webpage.

In the case of old industrial land the assumption in the SHLAA is for 40 dph up to 43.5
has of land. This, they say, gives approximately 2,000 dwellings.

The SHLAA does not seem to consider a possible density uplift on existing sites, and
its densities are already considerably lower than the figures in the policy for the plan.
Option E includes a potential urban density uplift but the basis for that is not ex-
plained.

Unlike in the Birmingham Plan evidence base, | can find no assessment of actual den-
sities achieved, or any firm basis for the figures in the plan or the SHLAA.

However, it seems to me that the Council should be seeking to ensure land is used ef-
ficiently on both urban and greenfield sites within a wider design framework, and the
capacity of sites, particularly urban sites could be reviewed in line with the policy.

The council could also seek further evidence from owners on their aspirations in terms
of capacity on specific sites where higher densities would be likely to be achieved.

As an example, | considered one specific urban site, the recently cleared Chamberlain
and Hill foundry WBLP0270). The area of the site is 1.15 hectares and it would be
used entirely for housing. The Plan gives a figure of 43 dwellings which is the lowest
density possible (approx. 40 dph), even though the site is well located, on brownfield
land within walking distance of the town centre and close to amenities such as the
Arboretum. It seems from observation that this is a sustainable site which could
accommodate significantly more housing, as much as 100 dwellings, potentially
doubling its capacity.

If this were replicated elsewhere it could seriously impact the capacity of sites.
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Further work should now be undertaken to assess capacity on all potential sites
before the Plan progresses to Regulation 19 to ensure the council has identified all its

supply.
c. Windfalls

The NPPF is clear on the importance of windfalls which it defines simply as: Sites not
specifically identified in the development plan.

Para 73d gives them ‘great weight’ while Para 75 explains that:

Where an allowance is to be made for windfall sites as part of anticipated supply,
there should be compelling evidence that they will provide a reliable source of sup-
ply. Any allowance should be realistic having regard to the strategic housing land
availability assessment, historic windfall delivery rates and expected future trends.
Plans should consider the case for setting out policies to resist inappropriate devel-
opment of residential gardens, for example where development would cause harm to
the local area.

The Plan itself does not provide specific figure for windfall development, although
Housing Policy 1 (c) does support ‘windfall’ housing development on previously devel-
oped land subject to various conditions.

The SHLAA refers to a 10-year average completions of 97 dpa on small windfall sites,
although this is from 2010-2020. This figure appears to come from the previous 2020
Black Country Urban Capacity Study. It is not explained why this has not been updat-
ed.

The SHLAA goes on to identify 734 sites with current or lapsed planning permissions. It
argues that as this amounts to seven years supply (at 97 dpa), the windfall allowance
should only commence from 2032.

The logic for this seems to me flawed, as permissions always exceed completions, and
the normal approach is to simply exclude the first three years, on the assumption they
are already in the system and to adopt a windfall allowance based on completions. If
more are built in those three years, it will simply increase the supply.

For this plan that would amount to 14 years, or 1,358 dwellings.

It also appears that no allowance is made for large windfalls and there is no specific
evidence on larger windfalls.

| previously looked at this for the Black Country (2021) and there was no data provide
in the Black Country Urban Capacity Study (2020).
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One has to go back to the Housing Supply Background Report for the Options Stage of
the Black Country Plan to get a figure for the number of large windfall sites not in in-
dustrial use. Based on what came forward between 2011-2016, they claimed a further
5,089 homes could come from that source between 2026-2036 if the trend were to
continue.

They cautiously suggested adopting half that rate and (after a small amount of other
discounting), and came up with a figure of 2,233 or 223 per annum’. If a quarter of
these were to come forward in Walsall that would add 56 dpa, creating a windfall al-
lowance of 153 dpa.

This may be too high as there is a risk of some double counting, given ‘known poten-
tial brownfield sites’ in the 2025 SHLAA supply but it does suggest this element of
supply may not have been fully explored.

It appears then that there is a substantial supply from small windfalls which is not in-
cluded in the figures in the Plan (although the elements of supply remain opaque.)
There may also be some additional capacity from large windfalls but that needs fur-
ther work which to should be undertaken prior to issuing a Regulation 19 Plan.

d. Empty Homes

Lastly, some further capacity may be available from bringing empty homes back in
use. While there is some risk of double counting, as set out in NPPG? this may provide
some additional housing and its significance should be tested before issuing a Regula-
tion 19 Plan.

e. Grey Belt Areas

The NPPF, Para 148, states: Where it is necessary to release Green Belt land for de-
velopment, plans should give priority to previously developed land, then consider
grey belt which is not previously developed, and then other Green Belt locations.

The work | have done for Walsall FOE demonstrates that there is very little grey belt
land and that the site allocations are almost all on green belt with a high impact on
the purposes of Green Belt.

This is not surprising given the nature of Walsall’s Green Belt consisting of many rela-
tively narrow strips between existing settlements.

! Paras 4.22-4.25

2 How should authorities count bringing empty homes back into use? To be included as a contribution to
completions it would be for the authority to ensure that empty homes had not already been counted as
part of the existing stock of dwellings to avoid double counting. Paragraph: 021 Reference ID: 68-030-
20190722. Revision date: 22 07 2019
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5. Implications of housing in other authorities and Duty to Co-operate

The last agreed document on housing need and on shortfalls for the Greater Birming-
ham and Black Country Housing Market Area was the Statement of Common Ground
position statement of 29 November 20243.

Despite being a recent document it is however, now completely out of date as it was
entirely based on the 2023 NPPF Standard Methodology because, although the draft
2024 NPPF was published, the final version had not been issued and could not be used
then for plan making.

For reference, the table below sets out the shortfalls for Birmingham and the Black
Country identified in the Statement. It is based on the declared position of the au-
thorities although in previous work for WM CPRE on other authorities, for example on
Wolverhampton, | suggested the supply side was under-estimated,

| have not, however, for the purposes of this report re-examined those supply figures.

Authority Plan Stage (used in | Relevant NPPF Shortfall (in SoCG)
SoCG)

Birmingham Regulation 18 NPPF2023 46,000

Dudley Regulation 19 NPPF2023 699

Sandwell Regulation 19 NPPF2023 15,916

Walsall Reg 18 Black Coun- | NPPF2023 3,414
try Plan

Wolverhampton Regulation 19 NPPF2023 10,398

The shortfall without Birmingham was given then as 30,427 for the Black Country.

The current assumed shortfall for Walsall is 4,979 under the Preferred Option E. How-
ever, at least 1,358 dwellings could be added to that for small windfalls, reducing it
to 3,621 and if the SHLAA is to be believed it is much less. Further significant capacity
could also be added from reviewing density assumptions.

In the case of Birmingham the Regulation 18 Plan includes a surplus of 13,306 dwell-
ings, as Standard Methodology in the 2024NPPF cuts Birmingham’s need, partly be-
cause it removes the 35% urban uplift.

3 Greater Birmingham Black Country Housing Market Area (GBBCHMA) HMA, Officer Agreed Version,
Statement of Common Ground Regarding Housing Shortfall, Position at 29 November 2024: Appendix 2 -
2025.01 Officer agreed GBBCHMA SoCG.pdf (Taken from Stratford-on-Avon District Council website)
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However, CPRE considers that figure to heavily underestimate supply from windfalls in
Birmingham. My report (attached) suggests they have a surplus of at least 23,926, and
that does not include either an uplift in city centre densities based on past achieve-
ments, or on including a proportion of the 6,300 empty homes they intend to bring
back into use by 2044.

It also does not allow for the additional 6,626 which could be added to Birmingham’s
housing balance if they simply adopted a Plan Period to 2042, the same as Walsall,
instead of going to 2044.

WM CPRE is currently pressing Birmingham Council to review its supply position as part
of its own plan making process and, even if they don’t, previous experience of under
calculation by the Council could mean supply increases before the Regulation 19 Plan.

The table below is based on my most conservative calculation for Birmingham and the
highest figure for Walsall.

Authority Plan Stage (used in | Relevant NPPF Shortfall (in SoCG)
SoCG)

Birmingham Regulation 18 NPPF2024 -23,926

Dudley Regulation 19 NPPF2023 699

Sandwell Regulation 19 NPPF2023 15,916

Walsall Regulation 18 NPPF2024 3,621

Wolverhampton Regulation 19 NPPF2023 10,398

On the most conservative estimate this suggests an overall shortfall for Birmingham
and the Black Country of 6,708 dwellings which is likely to be exaggerated.

A further issue is the high level of housing in Telford & Wrekin, whose Regulation 19
Local Plan has a 20-year housing target of 20,200 against a 2023 SM housing need of
only 8,680 (434 dpa) and a 2024 NSM housing need of 17,620 (881 dpa).

In other words, even under the New Methodology the Telford & Wrekin requirement is
2,580 above their need. Many moves into that Borough will come from out-migration
from the Black Country, including Walsall, but will not, as it stands, be counted
against an overall Black Country shortfall.

CPRE Shropshire has specifically raised this in its response at the Regulation 19 Con-
sultation stage and will also challenge the Council’s position at the Examination into
that Plan.

The question of unmet need will be complicated time as the NPPF transitional ar-
rangement play out, but there is clearly a real risk of double counting.
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Be that as it may, the dramatic change in the position resulting from Birmingham’s
new lower housing requirement, as well as the implication of a more realistic supply
calculation for the City, allows them to accept housing from other authorities, such as
Walsall, without using their own Green Belt.

A new Statement of Common Ground is clearly needed to factor into plan making, to
avoid unnecessary loss of countryside, and particularly Green Belt. For the moment,
Walsall should seek assurances that significant amounts of their housing need will be
met in Birmingham.

6. Conclusions
Unfortunately the calculation of housing need and supply in the Walsall Plan remains
opaque and this should be improved for the Regulation 19 Plan.
However, it is clear that there is likely to be significant additional supply from:
1. Windfalls.
2. Increased densities
3. and encouraging empty homes to come back into use.
There is also a significant opportunity for Birmingham (as well as Telford) to meet

some of Walsall’s need, and those avenues should be pursued before including
controversial green belt sites in the plan.
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