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Introduction
The West Midlands Regional Housing Board (RHB) identified Black Country and
Telford (and Wrekin) as one of two areas (the other being the ‘Eastern Corridor’ of
Birmingham and Solihull) at risk of changing demand for housing - with the potential
for remodelling or restructuring certain property types and neighbourhoods. The
identification of these two areas followed the advent of two Housing Market Renewal
Pathfinders in the West Midlands - in Birmingham-Sandwell and North Staffordshire
- both of which have now received substantial Government funding from ODPM.

Current OPDM policy suggests that the two areas are not eligible for national housing
market renewal funding. Whilst there are resources available through main
programmes, current regeneration programmes and the RHB, the region is likely to
require further resources to deliver housing market renewal in these two areas.

The RHB has allocated funding for the establishment of a prospectus to develop
housing market solutions over the period 2004/05 to 2005/06. This involves the
identification of a specific housing market renewal area (HMRA) where the market is
malfunctioning and is likely to continue to do so in the absence of some intervention.
The prospectus will set out the drivers affecting changing demand within the
intervention area’s neighbourhoods and make proposals for housing-led investment
that is integrated with the wider policy framework of the Black Country Vision 2033
and the Black Country Study (BCS) - to tackle housing market weakness and
changing markets.

It was decided to divide the consultancy element of the process of preparing the
prospectus into two phases. Phase One - the findings of which are presented in this
report - has focused on the development of the evidence base and strategic context to
establish the case for housing market renewal in the Black Country Telford area -
highlighting the key issues that have been explored as part of Housing Market
Renewal Pathfinder research elsewhere. Phase Two will build on the Phase One
study to develop the full Housing Market Renewal Prospectus for the area.

The Study Area
The Black Country and Telford have shared industrial heritage and, while they are
physically separate, are linked through economic and social factors - particularly
migration and travel-to-work flows. Telford has travel-to-work links with
Wolverhampton, to which it is closest, and to a lesser extent with Dudley. In
migration terms, there are historic patterns of migration from Wolverhampton, and
also Birmingham, to Telford. This suggests that the links between the Black Country
and Telford extend both ways, stemming in the past from the history of Telford as a
New Town re-housing out-migrants from the conurbation (still reflected in current
migration patterns), and more recently from its role as a location for new housing
which at least in part serves commuter, as well as local, employment markets.
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Inner City Walsall Strongly-expanding BME community confined to areas of mainly poor
quality terraced housing with pockets of private-renting and high
voids.

Municipal
Wolverhampton

Large-scale council estates surrounding the City Centre. Low demand
area in the northern cluster of more than 7,400 dwellings with
problematic private-renting, high voids and poor local environments.
Similar declining trajectory in the better-performing south eastern
cluster. Low prices amongst former Right-to-Buy stock.

Municipal Walsall Large-scale council estates to the north of the town centre exhibiting
monolithic design issues, social problems and high void rates - with
weak price growth and population loss.

North Black Country
Core

Area of parochial and largely free-standing towns defined by bands of
industrial use and a highly fragmented urban form. Large
concentrations of inter-war council housing now exhibiting high levels
of deprivation and social problems, poor environments and falling
population.

South Black Country
Core

Similar concentrations of council housing as in the northern core area
with issues of poor environment, deprivation and voids - although
issues are less pronounced and prices are higher. Relatively isolated
from major urban centres by distance and topography. Inflow through
BME migration.

Suburban Fringe Highest priced, best quality housing in the Black Country with high
percentage of owner occupation (75%) and low residential mobility,
although confined to the edges of the conurbation.

South Telford Mainly New Town estates containing approximately 8,000 properties
built to the discredited Radburn-style design to house people displaced
by slum clearance from the Black Country. (Only Chelmsley Wood in
Solihull has a similar concentration of Radburn-style housing on this
scale in the West Midlands). Many of these properties are now in
private ownership, and ownership patterns are fragmented with similar
levels of private-renting to the inner city Black Country. Prices are
lower than the municipal zones of Wolverhampton and Walsall, their
closest counterparts. Voids are low, but mobility is high and although
moves tend to be highly localised due to isolation from the rest of
urban Telford. Estates are highly insular in outlook and badly
stigmatised.

Urban Telford The remaining residential areas of Telford, especially those north of
the M54, have a housing profile close to the regional average. House
prices are nearly double the level of south Telford but still lower than
the Black Country’s suburban fringe despite a higher proportion of
detached properties. Price difference and the attractive physical
environment and amenities underline the continued attractiveness of
the area to purchasers from the Black Country.


