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Summary 

1. My evidence addresses both housing delivery and housing land supply in Sandwell 

Borough.  

2. I have considered the evidence that demonstrates the clear and compelling need for 

more sites to come forward to deliver more homes in Sandwell Borough. 

3. Drawing that evidence together, the following findings can be summarised: 

a. Against Sandwell’s phased approach to its housing delivery, my evidence shows 

that the shortfall in delivery to date compared to the housing requirement in 

the Black Country Core Strategy stands at 4,167 homes. Against an annualised 

requirement, this rises to 8,263 homes. Whichever figure is taken, this is clearly 

a very serious and very significant level of under delivery. 

b. In the plan period to 2026, the Council’s own future supply figures show that 

this under-delivery will be 7,822 homes. So, by the end of the plan period, the 

needs of nearly 8,000 households will not have been met. Such under-delivery 

is not just of market homes, it will result in serious consequences for the 

delivery of desperately needed affordable homes (a matter considered further 

in the evidence of  for the Appellant). 

c. When looking at the performance of the Sandwell Site Allocations DPD, my 

evidence finds that 43% of the homes that were allocated on sites in the DPD 

have now been confirmed as not developable. Furthermore, against the DPD 

trajectory to 2021 (the period that plan was intended to run to), my evidence 

finds that the Council has delivered 16,128 fewer homes than it expected. 

Reviews of that DPD and the Core Strategy that were intended by 2016, and 

which could have sought to tackle these under-delivery issues, have not 

materialised. 

d. Against the Housing Delivery Test (HDT), my evidence shows that the Council 

has failed the HDT in every year since it was first introduced. The Council’s HDT 

performance has continued to worsen, and it now stands at only 47%. This is 

predicted to worsen again to 41% when the 2023 HDT results are published. 



 

4 
 

HDT Action Plans have had no impact on overall housing delivery rates and, 

indeed, delivery rates have continued to decline. 

e. My evidence also confirms that the Council is unable to demonstrate a sufficient 

housing land supply. Its supply, on its own figures, is only 1.4 years, a shortfall 

of 6,693 homes. A shortfall in housing land supply has existed since at least 

2017 and, based on the Council’s own future supply figures, a shortfall in 

housing land supply against local housing need will persist in every five year 

period between 2024 and 2041. 

f. My evidence also confirms that the Council’s emerging Local Plan will not meet 

local housing needs. The Council’s proposed housing requirement will deliver 

only approximately a third of the overall housing need, leaving unmet needs 

between circa 16,000 and 18,000 households. The Council’s emerging strategy 

of brownfield development, including on occupied employment land (a strategy 

my evidence shows to have failed), also means that the level of unmet need can 

be expected to rise.  

4. Overall, whether considered alone or in combination, my evidence demonstrates that 

there is a clear and compelling need for more homes to be delivered on sites in Sandwell. 

The only remedy to seek to address the clear and compelling need for more homes in 

Sandwell Borough is to grant consents for homes on additional sites.  

5. The consideration of whether there are very special circumstances that exists in this 

case in respect of Green Belt policy is dealt with in the planning evidence of  

for the Appellant, however, in my view, the weight of evidence that I have presented to 

show the clear and compelling need for more homes in Sandwell Borough, is a 

consideration that I find should be afforded very substantial weight in the overall 

determination of the appeal.  
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1. Introduction 

1.1 My name is , and I am a Senior Director at Turley. I am instructed to present 

evidence at this Inquiry by Wain Estates (Land) Ltd, herein referred to as ‘the Appellant’. 

1.2 This Appeal follows the Council’s refusal of an outline planning application for 150 homes 

on Land North of Wilderness Lane, Great Barr. 

1.3 My evidence addresses both housing delivery and housing land supply in Sandwell 

Borough.  

1.4 The evidence which I have prepared and provide for this Appeal (PINS Reference No.  

APP/G4620/W/24/3341688) is true and has been prepared in accordance with the 

guidance of my professional institution. I confirm that the opinions expressed are true 

and professional opinions.  

Qualifications 

1.5 I have an Honours Degree in Town & Country Planning and a Masters degree in Town 

Planning, both from the University of the West of England. I am also a Member of the 

Royal Town Planning Institute and have over 23 years’ experience in the planning 

profession. 

1.6 I joined Turley as a Director in November 2014, I held the role of Head of Planning South 

West (heading up Turley’s Bristol and Cardiff Offices) between 2016 and 2022 and I now 

hold the position of Senior Director. Turley has been working in planning and property 

for over 40 years and is now one of the largest, leading planning practices in the UK, with 

offices in 14 locations. 

1.7 Before my role at Turley, I practiced as a Planning Consultant with WYG for over 11 years, 

including as a Director from June 2013. Prior to that, I worked as a Planning Officer in 

Local Government at North Somerset Council for over 2 years. 

1.8 I advise on a large range of development across many sectors, but hold a particular 

specialism in residential development where I provide strategic advice on residential 

promotions and progress numerous applications for development. I am currently 

advising on sites that, in total, will deliver over 20,000 new homes. 
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1.9 Since the publication of the 2012 National Planning Policy Framework (NPPF), and the 

inclusion of previous paragraphs 471 and 142 in that NPPF, I have also developed a 

particular specialism in the analysis of housing delivery and land supply, providing 

evidence on the requirement to demonstrate a five year housing land supply at 

numerous Local Plan examinations, appeal hearings and at public inquiries across the 

country. My experience in strategic residential development means that I am very 

familiar with the processes involved in promoting and progressing sites for residential 

development, including the overall challenges to housing delivery and supply and 

opportunities that can be taken to improve and boost supply3. 

1.10 In that context, my evidence considers both the Council housing delivery performance 

against the housing requirement in its Development Plan and also the Council’s ability 

to demonstrate a housing land supply sufficient to provide for five or four years’ worth 

of housing, as required by paragraph 77 and 226 of the NPPF.  

1.11 I have structured my evidence as follows: 

Section 2 - I briefly consider the local policy context relevant to the consideration of 

housing delivery and supply;  

Section 3 – I consider the evidence that demonstrates the clear and compelling need for 

more sites to come forward to deliver more homes in Sandwell Borough, including: 

1. The Council’s housing delivery since the beginning of the plan period in 2006 

against the housing requirement in the Development Plan; 

2. The Council’s expected delivery of homes to the end of the plan period in 2026 

to determine whether Sandwell is expected to meet its minimum housing 

requirement; 

3. The Councils performance against the Housing Delivery Test since its 

introduction by the Government in 2018; 

 
1 Setting out the requirement to demonstrate a five year supply 
2 Setting out the presumption in favour of sustainable development 
3 Noting the Government’s overall policy imperative (at paragraph 60 of the December 2023 
NPPF) to significantly boost the supply of homes  
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4. The Council’s five year supply position for the period 2023 to 2028, its track 

record on housing land supply to date and a consideration how long a shortfall 

in housing land supply is expected to persist; and 

5. The Council’s emerging position on housing need and delivery through its draft 

local plan.    

Section 4 - I set out my concluding remarks.  
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3. The Need for More Homes in Sandwell Borough  

3.1 This section of my evidence considers the various indicators in Sandwell that individually 

and collectively confirm a clear and compelling need for more homes to be delivered in 

the Borough. The following indicators are considered in this section of my evidence: 

1. The Council’s housing delivery since the beginning of the plan period in 2006 against 

the housing requirement in the Development Plan; 

2. The Council’s expected delivery of homes to the end of the plan period in 2026 to 

determine whether Sandwell is expected to meet its minimum housing requirement; 

3. The Council’s performance against the Housing Delivery Test (HDT) since its 

introduction by the Government in 2018; 

4. The Council’s five year supply position for the period 2023 to 2028, its track record 

on housing land supply to date and a consideration how long a shortfall in housing 

land supply is expected to persist; and 

5. The Council’s emerging position on housing need and delivery through its draft local 

plan.    

Indicators of Housing Need: The Council’s Housing Delivery to Date  

3.2 As confirmed in Section 2 of my evidence Policy HOU1 of the Black Country Core Strategy 

confirms that 21,489 homes are required to be delivered in Sandwell Borough in the 

period 2006 to 2026. This is a minimum requirement.  

3.3 Policy HOU1 also confirms indicative phased net targets whereby: 

i. 7,421 homes were expected to be delivered for the period 2006 to 2016, (742 

homes/annum);  

ii. 4,690 homes were expected to be delivered for the period 2016 to 2021 (938 

homes/annum); and  

iii. 9,378 homes were expected to be delivered for the period 2021 to 2026 (1,876 

homes/annum). 
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Consideration of the Reasons for the Failure of the Council’s Housing Delivery Strategy 

3.18 I have also further explored some the potential reasons for this actual and predicted 

level of under-delivery.  

3.19 Included at Appendix JR1 is a table listing the site allocations referenced in the Site 

Allocations and Delivery Development Plan Document (the DPD, Core Document 2.5, 

adopted in December 2012. I have cross referenced this table with Table 16 of the LPA’s 

latest SHLAA, May 2024 (Core Document 6.17). Table 16 of the SHLAA sets out a list of 

‘Sites allocated for housing but now considered not suitable / developable up to 2041’. 

The table at Appendix JRT1 demonstrates that the SHLAA is now stating that 4,545 

homes on sites allocated in the DPD, are now no longer considered to be developable. 

Out of the total quantum of homes allocated in the DPD (circa 10,600 homes), this 

represents around 43% of the total homes allocated in that Plan. This is a further clear 

indication the failure of the Council’s housing delivery strategy.  

3.20 The Inspector will note that the sites that are no longer considered to be developable 

are brownfield redevelopment sites which, whilst laudable in respect of the aspiration 

to redevelop, are often (as has clearly been experienced In Sandwell) challenging to 

deliver. Table 16 of the SHLAA (Core Document 6.17) (and also copied across to the table 

at Appendix JR1) includes site specific delivery issues listed against each site. There are 

a range of reasons given; several related to the fact that there is no indication that the 

existing uses on the site intend to relocate, some relate to revised (non-residential) 

development having been progressed and in some cases the reason given is that it is too 

‘difficult’ or ‘expensive’ for existing uses to relocate – all highlight the typical difficulties 

of bring forward such sites,  but also shows that the Council strategy was reliant on the 

progression of sites with clear deliverability issues. These issues are further highlighted 

in my assessment of the Housing Delivery Test (HDT) results, and resultant HDT Action 

Plans, considered later in my evidence. 

3.21 Beyond my identification of specific DPD allocations that have now been identified as 

not developable, a further failure of the DPD in terms of expectations compared to actual 

delivery can be seen by comparing actual housing unit completions in Sandwell between 

2011 and 2021 (the end date of the DPD) to the expected Sandwell Housing Delivery 

Trajectory as contained in Appendix 2 of Plan (page 137 of Core Document 2.5). Table 

JRT4, below, provides this comparison.  
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“The long term residential sites indicated on the policy map accord with the BCCS broad 

areas and give an indication of where the post 2021 residential housing growth may 

emerge. The definition in detail of the post 2021 allocations will follow immediately after 

the review of the BCCS programmed for 2016.” 

3.24 Paragraph 194 of the DPD further states that: 

“The Council will continue to review the progress of the Site Allocations & Delivery DPD 

and produce further DPD’s or SPD’s if there is a change in circumstances. This could be 

triggered by the review of the Core Strategy in 2016.” 

3.25 Neither a review of the DPD or the Black Country Core Strategy materialised. 

Furthermore, despite the notable failure of the DPD to deliver compared to its trajectory 

right from the beginning of the Plan, it is clear that no firm action in response to 

monitoring has been taken. This further highlights how and why the plan strategy has 

failed, and how issues have been left to perpetuate and grow to the sheer scale of under-

delivery that we now see.  

Indicators of Housing Need – The Housing Delivery Test 

3.26 The Housing Delivery Test (HDT) was introduced by Government through the NPPF that 

was first published in July 2018 as a way to monitor whether a local planning authority 

is building enough homes to meet its housing requirement over a three-year period.  

3.27 Since the HDT was introduced and since results have been published, Sandwell Borough 

has consistently failed to meet delivery expectations. Table JRT5 sets out the HDT 

results for Sandwell since 2018: 
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Sandwell’s HDT result will worsen further. This is shown in Figure JRF1, below, with the 

HDT result for 2023 predicted to be only 41%. 

 

Figure JRF1 - Extract from Page 8 the Council Housing Delivery Test Action Plan 2023 (April 2024) 

3.33 Whilst the Council has produced a 2023 Housing Delivery Action Plan (April 2024), it has 

also produced other action plans since 2019. Despite that, it is clear that these have 

made no material difference to housing delivery in Sandwell. Indeed, it has worsened 

and is predicted to worsen further.   

3.34 Having reviewed the various Action Plans that have been produced by the Council (Core 

Documents 6.22 to 6.26) these identify that the key issues affecting the delivery of 

housing in the Borough are the presence of occupied employment uses; a lack of land to 

relocate those uses to; a lack of suitable vacant and surplus land; ground conditions and 

the lack of funds to assist with site assembly, relocation of existing business and for 

remediation of land. The Action Plans explain that the increase in demand for 

employment land has meant that the supply of brownfield land which was anticipated 

to come forward to meet the local housing needs has not materialised. These further 

confirm the issues I identified (at paragraph 3.20 of my evidence) that have stymied 

delivery and led to a failure of the Council’s housing delivery strategy  
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3.35 In terms of actual, tangible actions taken in order to address the shortfall, I note that the 

summary of this in the Action Plans has broadly remained unchanged since the first 

Action Plan was published in 2019. The following text is replicated in all of the first four 

of the available Action Plans: 

“The Council is actively seeking to both meet and exceed its housing targets, both 

through examining more closely the availability of locally derived opportunity sites in 

local town centres across the district and also through its partnership with the other 

Black Country authorities in establishing and working towards more strategic 

allocations across the HMA.” 

3.36 The tables summarising the proposed Actions to be taken (in the 2019 to 2022 Action 

Plans) have the same 4 key outcomes, and broadly identical actions. Very little progress 

appears to have been made progressing these actions. I am aware that the 2023 Action 

Plan (published in April 2024) has slightly different wording and actions compared to the 

four previous iterations, however this document has not yet been endorsed by 

members, and, in my view, the outcomes and actions listed are not materially different 

to the preceding versions. The table at Appendix JR2 provides a comparison of the status 

of each action across the first four action plans and shows the continuous repetition of 

actions across the plans. Whilst a limited number of actions have been progressed, 

equally there have been actions (such as a review of the Black Country Core Strategy, 

which has now been abandoned, given that agreement of the various Councils could not 

be reached). Overall, despite action plans have first been published 5 years ago, this 

clearly has not resulted in the outcomes intended i.e. improved delivery has not been 

achieved as envisaged and the supply position has continued to worsen. What is clear is 

that additional, and frankly different actions, need to be taken to address the Council’s 

delivery and supply issues. I am aware that the 2023 Action Plan (published in April 2024) 

has slightly different wording and actions compared to the four previous iterations, 

however this document has not yet been endorsed by members, and, in my view, the 

outcomes and actions listed are not materially different to the preceding versions.  

3.37 In respect of HDT and some of the Actions being taken, I do note that the Council’s 

Statement of Case does suggest at para 6.20 that the permanence of the Green Belt 

assists urban regeneration in the Borough, including £3bn of regeneration pipeline 

projects on previously developed land. That is a matter considered in the evidence of Mr 
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Armfield, however, given the sheer scale of the shortfall in existing and future delivery 

that I have identified, it is in my view, not a position that could be credibly substantiated 

and I have seen no evidence to support this proposition. It is clear that Sandwell needs 

more homes and the delivery of more homes on a Green Belt site as is proposed at this 

appeal, will not affect the Council’s regeneration efforts – both are required if any 

meaningful inroads into addressing housing needs (and shortfalls against those needs) 

are to be made.  

Indicators of Housing Need – The Council’s Five Year Housing Land Supply  

The Council’s Position on its Current Housing Land Supply 

3.38 The Government expects (through paragraph 77 of the NPPF) local planning authorities 

who do not have an up-to-date plan (being more than 5 years old), to identify and update 

annually a supply of specific deliverable sites sufficient to provide either a minimum of 

five years’ worth of housing or a minimum of four years’ worth of housing if the 

provisions within paragraph 226 of the NPPF apply. For Sandwell, it is agreed that a 4-

year housing land supply is required.  

3.39 In respect of the housing need figure that a supply should be calculated against, 

paragraph 77 of the NPPF confirms that, where strategic policies are more than 5 years 

old, local housing need (calculated using the Government’s standard method) should be 

used.  

3.40 The Council’s May 2024 SHLAA (Core Document 6.16) confirms, at paragraph 4.5, that 

LHN for Sandwell Borough is 1,550 homes.  Using that LHN requirement, the 

requirement in the next 5 years is 7,750 homes.  

3.41 Paragraph 77 of the NPPF also confirms that a 20% should be applied to the five year 

housing land supply requirement “where there has been a significant under delivery of 

housing over the previous three years” (my emphasis). Footnote 43 confirms that this 

will be measured against the Housing Delivery Test where this indicates that delivery 

was below 85% of the housing requirement.  

3.42 As is confirmed by my evidence, above, the Council’s latest 2022 HDT result was only 

47%. Therefore, Sandwell is by definition, an authority that has significantly under-

delivered, and it is necessary to apply a 20% buffer to the five year housing land supply 
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requirement. That increases the overall requirement in the five year period to 9,300 

homes.  

3.43 Against that requirement of 9,300 homes in the five year period 2023 to 2028, the 

Council claims to have a deliverable supply of only 2,607 homes. This equates to a supply 

of only 1.4 years (a shortfall of 6,693 homes).  

3.44 Whilst, in my view, there are sites that are included in the Council’s claimed housing land 

supply that could be challenged in respect of their ‘deliverability’, given the level of 

supply that the Council accepts (at 1.4 years), and the sheer scale of the shortfall (at over 

6,500 homes), it is not considered to be a prudent use of inquiry time to further 

challenge the Council’s supply. That is clearly a very serious and significant level of under-

delivery and provides a further clear and compelling indication of the need for more 

homes, particularly on sites capable of delivering homes in the five year period. 

3.45 Paragraph 70 of the NPPF confirms that small and medium sized sites can make an 

important contribution to meeting the housing requirement of an area and are often 

built-out relatively quickly. Based on my experience promoting sites ranging from small 

sites (less than 10 homes) to very large sites of many thousands of homes, I consider the 

Appeal Scheme (at 150 homes) to be a medium sized site that is capable of being 

delivered quickly.  

How Long has Sandwell Borough Not Been Able to Demonstrate a Sufficient Housing 

Land Supply 

3.46 Beyond the current housing land supply position in Sandwell, I have further considered 

how long a shortfall in housing land supply has persisted in the Borough. Looking back 

at available records in the Councils SHLAA’s, Table JRT6 confirms that the Council has 

accepted that it has been unable to demonstrate a sufficient housing land supply since 

2017. 
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over the same period is 11,253, therefore there is a shortfall of 16,647 homes.” (my 

emphasis). 

3.52 The level of supply compared to need, and the increasing level of shortfall, is further 

illustrated by the below graph (provided at Figure JRF2) from the Council’s 2024 SHLAA6. 

 

Figure JRF2 – Extract from the Council’s 2014 SHLAA (Core Document 16.7) 

3.53 In respect of the emerging Sandwell Local Plan (Core Document 3.1), paragraph 2.6 

states: 

“There is still, despite the number of housing sites that have been identified and 

allocated, a shortfall in the numbers of houses that need to be built to meet identified 

needs. Housing need is calculated using the Government's standard method based on 

household growth projections. 

• Sandwell needs to identify land for 29,773 homes by 2041. 

• The supply of suitable residential land based on the most recent evidence stands 

at 11,167 homes. 

• There is an unmet need for 18,606 homes. 

 
6 Core Document 6.17 and, whilst the document is unpaginated, it can be found on the very 
final page of the document.  



 

26 
 

• The SLP provides for around one third of the housing need on the land that is 

available.” 

3.54 I note that the Council does not appear to question the level of local housing need that 

is calculated for the Borough using the standard method calculation. Instead, it appears 

to simply argue that it is unable to identify any more land that is available, and suitable 

for development.  

3.55 At paragraph 2.7, the Council confirms that: 

“There is a finite supply of land readily available for development and it is very likely that 

there is no scope to meet Sandwell's housing need within Sandwell itself. The Duty to Co-

operate means that the Council is in communication with neighbouring authorities and 

is actively seeking their agreement to accommodate some of Sandwell's unmet need 

through their own housing provision.” 

3.56 I am not aware that there is any formal agreement currently in place to address any of 

the unmet needs of Sandwell, and no weight can be placed on any potential for future 

agreement to meeting any of Sandwell’s unmet housing need. On that basis (and 

between the SHLAA and Local Plan figures), we are currently looking at the needs of circa 

16,000 – 18,000 households going unmet. Those are not just numbers; those are the 

needs of real people.  

3.57 I am also concerned that the level of unmet needs could rise as a result of the continued 

housing delivery strategy being planned by the Council, a strategy that has led to 

significant levels of underdeliver to date. Flowing from the Council’s suggested supply of 

suitable residential land, Policy SH01 of the draft Regulation 18 Sandwell Local Plan 

confirms that it is only planning to deliver 11,167 homes in the period 2022 to 2041, 

significantly below local housing need. It also suggests, at paragraph 7.4, that: 

“97% of the supply is on brownfield land and 3% of the supply is on greenfield land.” 

3.58 Paragraph 7.6 of the draft plan also states that: 

“The housing supply from allocations on occupied employment land has been discounted 

by 15% to take account of the multiple delivery constraints that typically affect such 

sites and that are likely to reduce delivery on a minority of sites. Delivery constraints 

include poor ground conditions and the need for large-scale master-planning, land 
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assembly, business relocations and residential service access improvements.” (my 

emphasis) 

3.59 Despite the failure of the Council, through its present housing delivery strategy, to 

deliver anywhere close to the number of homes it was required to, it appears to have 

learnt little in that time and is proposing to take the same approach. The emerging 

strategy is one that continues to be reliant on brownfield land. Whilst laudable as an 

approach, in principle, one needs to carefully consider whether it remains an 

appropriate strategy given the inherent problems with reliance on such sites, clearly 

evidence by the delivery issued that have occurred to date.  

3.60 As part of the Council’s brownfield approach, is also heavily reliant on the 

redevelopment of existing employment land (with Table 5 to Policy SHO1 showing that 

2,234 homes are proposed on occupied employment land). When looking at the 

deliverability of such sites, the Council on the one hand suggest that there are multiple 

delivery constraints that typically affect such sites, but on the other suggest that these 

constraints will reduce delivery on only a minority of sites. My research has shown that 

the Council is significantly underestimating the impact such constraints will likely have 

on delivery.  

3.61 The overall proposed housing supply figure on existing employment land is one that has 

been discounted by 15%. However, my analysis of the Council’s current DPD shows that 

43% of the homes expected to be delivered on sites allocated the DPD have now been 

concluded as not developable – as I have explained earlier in my evidence,  the 

continued occupation of such land and buildings and an absence of any desire to move, 

or lack of funding to do so, is a recurring issue that has led to those sites now being found 

as not developable. The Council’s continued reliance on such an approach seriously risks 

a further perpetuation of non-delivery and serious under-supply. That is also against a 

planned delivery of only 11,167 homes, which is already over 16,000 homes short of the 

actual local housing need for the Borough. There is currently no means of addressing this 

unmet need and, given the sheer scale of the shortfall, little prospect of such unmet 

needs being suitably addressed. There is also a significant volume of evidence to show 

that the Council’s emerging housing delivery strategy will lead to even higher levels of 

unmet need.  
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4. Conclusions 

4.1 My evidence addresses both housing delivery and housing land supply in Sandwell 

Borough.  

4.2 I have considered the evidence that demonstrates the clear and compelling need for 

more sites to come forward to deliver more home in Sandwell Borough. 

4.3 Drawing that evidence together, the following conclusions can be reached: 

1. Against Sandwell’s phased approach to its housing delivery, the shortfall in delivery 

to date compared to the housing requirement in the Black Country Core Strategy 

stands at 4,167 homes. Against an annualised requirement, this rises to 8,263 

homes. Whichever figure is taken, this is clearly a very serious and very significant 

level of under delivery. 

2. In the plan period to 2026, the Council’s own future supply figures show that this 

under-delivery will be 7,822 homes. So, by the end of the plan period, the needs of 

nearly 8,000 households will not have been met. Such under-delivery is not just of 

market homes, it will result in serious consequences for the delivery of desperately 

needed affordable homes (a matter considered further in the evidence of Mr 

Roberts for the Appellant). 

3. When looking at the performance of the Sandwell Site Allocations DPD, 43% of the 

homes that were allocated on sites in the DPD have now been confirmed as not 

developable. Furthermore, against the DPD trajectory to 2021 (the period that plan 

was intended to run to), the Council has delivered 16,128 fewer homes than it 

expected. Reviews of that DPD and the Core Strategy that were intended by 2016 

and which could have sought to tackle these under-delivery issues have not 

materialised. 

4. Against the Housing Delivery Test (HDT), the Council has failed the HDT in every year 

since it was first introduced. The Council’s HDT performance has continued to 

worsen, and it now stands at only 47%. This is predicted to worsen again to 41% 

when the 2023 HDT results are published. HDT Action Plans have had no impact on 

overall housing delivery rates and, indeed, delivery rates have continued to decline. 
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5. The Council is unable to demonstrate a 4-year housing land supply. Its supply, on its 

own figures, is only 1.4 years, a shortfall of 6,693 homes. A shortfall in housing land 

supply has existed since at least 2017 and, based on the Council’s own future supply 

figures, a shortfall in housing land supply against local housing need will persist in 

every five year period between 2024 and 2041. 

6. The Council’s emerging Local Plan will not meet local housing needs. The Council’s 

proposed housing requirement will deliver only approximately a third of the overall 

housing need, leaving unmet needs between circa 16,000 and 18,000 households. 

It’s emerging strategy of brownfield development, including on occupied 

employment land, also mean that the level of unmet need can be expected to rise.  

4.4 Whether considered alone or in combination, I conclude that there is a clear and 

compelling need for more homes to be delivered on sites in Sandwell. The only remedy 

to seek to address the clear and compelling need for more homes in Sandwell Borough 

is to grant consents for homes on additional sites.  

4.5 The consideration of whether there are very special circumstances that exists in this case 

in respect of Green Belt policy is dealt with in the planning evidence of Mr Armfield for 

the Appellant, however, in my view, the weight of evidence that I have presented to 

show the clear and compelling need for more homes in Sandwell Borough, is a 

consideration that I conclude should be afforded very substantial weight in the overall 

determination of the appeal.  
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Appendix 1: JR1 - Comparison of Sites in SAD 
DPD and current status of sites in 
2024 AMR where now considered 
not deliverable  
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Appendix 2: JR2 - Comparison of the status of 
each action across the first four 
HDT Action Plans     
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