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• EP7 Protection of Floodplains 
• AM4 Strategic Highway Network 
• AM5 Highway Improvement Line 
• R6 Greenways/Canal Network 

 
For clarity, Green Belt boundaries have not been reviewed through the AAP and 
remain unchanged.
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Introduction 
 
Background to the AAP 
The Stafford Road Corridor Area Action Plan (the AAP) has been produced by 
Wolverhampton City Council and its public, private and voluntary sector partners as 
part of the planning strategy for the City, called the Development Plan. The 
Development Plan is the main consideration when guiding future development in the 
City.  
 
The Development Plan for Wolverhampton includes the Black Country Core Strategy 
(BCCS), ‘saved’ policies and proposals of the Unitary Development Plan (2006), 
Area Action Plans, Neighbourhood Plans and the Policies Map showing site specific 
land use allocations.  
 
The Core Strategy was adopted by the Council in 2011 and was produced on a joint 
basis with Dudley, Sandwell and Walsall Councils. The Core Strategy is the strategic 
planning document to guide the regeneration of the Black Country to 2026. It 
provides a Vision, a development strategy, development planning policies and 
identifies broad locations for new developments. 
 
The purpose of this AAP is to provide a more detailed framework at the local level to 
show how the Core Strategy will be delivered and how sustainable development will 
be achieved in the Stafford Road Corridor area.  The AAP sets out a detailed land 
use and planning framework for the area and should be read in conjunction with the 
policies of the BCCS and saved UDP policies. 
 
Sustainability Appraisal 
Throughout its preparation, the AAP has been informed by an on-going Sustainability 
Appraisal (SA) process, incorporating a Strategic Environmental Assessment (SEA).  
SEA is a process for evaluating the environmental consequences of proposed 
policies, plans or programmes to ensure sustainability issues are fully integrated and 
addressed at the earliest appropriate stage of decision making.  Sustainability 
Appraisals are broader than Strategic Environmental Assessments and promote 
sustainable development through integration of environmental, social and economic 
considerations into the plan’s preparation.  The overall aim of the SA process is to 
inform and influence the development of the AAP, and maximise its value in 
addressing all aspects of sustainability. 
 
The SA process has looked at the full range of sustainability topics relevant to the 
Stafford Road Corridor, including climate change; deprivation; economic factors; 
health; historic environment and townscape; material assets (including energy and 
waste); and population and equality. 
 
Habitats Regulations Assessment  
The AAP has also been subject to a Habitats Regulations Assessment (HRA) to 
demonstrate that the AAP proposals and policies will not adversely affect any 
European sites protected for their nature conservation importance, such as Special 
Areas of Conservation (SACs). The HRA specifically looked at the potential for 
population growth in the AAP area to increase visitor activities at Cannock Chase 
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SAC and concluded that any increase would not have a significant adverse impact 
on the nature conservation value of the SAC. 
 
Equality Analysis 
The AAP has been informed by an Equality Analysis which assessed the potential 
effects of the policies on different types of people. The analysis has had due regard 
to the three aims of the Equality Duty to eliminate unlawful discrimination, 
harassment, victimisation and any other conduct prohibited by the Act; advance 
equality of opportunity between people who share a protected characteristic and 
people who do not share it; and foster good relations between people who share a 
protected characteristic and people who do not share it. 
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Part One 
Vision for the Stafford Road Corridor  
	  
Context 
1.1 The Stafford Road Corridor, covering the area from the A449 at Junction 2 of the 
M54 to the outskirts of Wolverhampton City Centre, is one of the main ‘gateways’ 
into Wolverhampton and the Black Country.  It contains important road, canal and 
rail infrastructure that links the City with Staffordshire, Shropshire, Telford and North-
West England. 
 
1.2 The Stafford Road itself developed mainly to accommodate the City’s historic 
industrial growth.  It is now home to some of the highest quality employment areas in 
the Black Country, containing clusters of high technology, leading edge 
manufacturing.   Rapid access to the motorway makes it an excellent location for 
business.   
 
1.3 The area also covers a number of residential neighbourhoods totalling 
approximately 4000 homes with, a population of around 10,500 people, mainly 
concentrated in the Fordhouses and Park Village areas.  Residential areas also 
border the AAP area to the east and west.  Properties were typically built in the inter-
war and post war periods, with a large proportion of 2/3 bedroom houses and 
pockets of popular high quality housing. 
 
1.4 There are significant areas of open space, such as Fowlers Playing Fields, 
important heritage features, (including two monumental railway viaducts and lengths 
of two canals), and a range of shopping and other services at the Three Tuns District 
Centre. 
 
1.5 There are a number of major features and developments taking place in the 
surrounding area which have an impact on the AAP.  These include: 
 

• Wolverhampton City Centre – The main shopping destination for the 
City, with proposals for retail expansion, major office development and 
further improvements to the transport interchange. 

• i54 –a major technology based business park (96 ha), supported by the 
Wolverhampton element of the Black Country Enterprise Zone. The site 
is home to a new Jaguar Land Rover engine plant.  

• North East Wolverhampton Academy – built under the Buildings 
Schools for the Future (BSF) programme. 

• Wolverhampton Racecourse, Dunstall Park - Major leisure facility for 
the City, with planning permission for expansion and enhanced 
facilities, including the potential for a casino. 

• Featherstone Prison, Brinsford  
• Fordhouses Cricket Club and Rakegate School sites – new housing 

development.  
• Aldersley Leisure Village – the City’s premier sports venue for national, 

regional and local events. 
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• Northycote Farm and Country Park – 36 ha of parkland, woodland and 
pasture. 

• The extensive canal network, including the Shropshire Union Canal, 
Staffordshire and Worcestershire Canal and the Birmingham Canal.  

• New Cross Hospital – the City’s main hospital 
• New Primary and Community Care Centre at Showell Park 
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Vision  
 
1.6 The AAP Vision defines what kind of place the Stafford Road Corridor will be like 
in 2026 and how it will change over the plan period.  The following Vision has been 
developed to cover the AAP area: 

	  
By 2026… 

• The Stafford Road Corridor will have fulfilled its potential to become one of the 
premier high quality employment locations in the Black Country. i54 will be a 
flagship business park, supported by other high quality employment locations 
focussed around Fordhouses, Wolverhampton Science Park and the Dunstall 
and Wulfrun Trading Estates. All will have a focus on high technology / high end 
manufacturing including the aerospace and environmental industries.  

 
• Enhancements to public transport, walking, cycling and highway networks, 

particularly along the A449 Stafford Road, will have taken place to maintain 
sustainable transport patterns and secure private sector investment.  

 
• New high quality mixed residential communities will have been created on 

surplus employment land, with a strong focus on the Fallings Park area. This 
will maintain existing investment in regeneration in the area, such as that at the 
Goodyear mixed use scheme, and will be supported by the infrastructure the 
community needs to thrive. Park Village will be an improved neighbourhood, 
both physically and socially.  

 
• The Three Tuns District Centre will be reinvigorated, having attracted 

investment to support the wider regeneration in the area. 
 
• There will be a high quality built environment which respects and enhances the 

historic character and local distinctiveness of the area, promotes crime 
prevention and creates safe and secure environments. Gateway locations, the 
public realm and townscape quality will be enhanced and those elements of the 
historic environment identified by the Characterisation Study will have been 
conserved and public access to and appreciation of the heritage of the area will 
be enhanced. 

 
• Strong investment and access improvements will have taken place in 

Environmental Infrastructure, particularly to Fowlers Playing Fields and the 
canals, but also as part of new developments by providing renewable energy, 
open spaces and wildlife habitats.	  
	  

Key Development Outputs 
1.7 The AAP will ensure that:  
 

• At least 165 ha of land is safeguarded for employment uses. These areas 
will be targeted to secure investment in 74 ha of employment land through 
redevelopment and other investment opportunities. This will meet identified 
demand and will achieve an uplift in the overall quality of premises available.  
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• New development sites are released to provide at least 450 new homes, 
together with 780 homes on existing housing commitment sites. 

 
• Services and infrastructure are identified and planned for to serve new 

development and benefit existing communities. Investment will be needed in 
a number of areas, including transport, community facilities, environmental 
projects and the public realm. 
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Part Two 
Policies to Guide Regeneration 
 
2.1 Delivering the Vision for the AAP area will require some major changes up to 
2026.  In line with the Core Strategy, three ‘Directions of Change’ have been 
identified,.  For each Direction of Change a series of policies have been developed.   
 

• Direction of Change: Supporting Economic Prosperity 
Policy SRC1 Delivering High Quality and Local Employment Opportunities 
Policy SRC2: Transport Strategy 
Policy SRC3: Meeting Shopping and Service Needs at Three Tuns Centre 
and the Neighbourhood Centre at Goodyear 
 

• Direction of Change: Creating Sustainable Communities 
Policy SRC4: Delivering Sustainable Levels of Housing 
Policy SRC5: Facilitating the Improvement of Park Village 
 

• Direction of Change: Transformation of the Environment and 
Addressing Climate Change 
Policy SRC6: Design and Public Realm Framework 
Policy SRC7: Strengthening Local Character and Identity 
Policy SRC8: The Canal Network 
Policy SRC9: Delivering Environmental Infrastructure at the Local Level 
Policy SRC10: Providing Local Renewable and Low Carbon Energy 
Infrastructure 
 

2.2 The site specific allocations referred to in these policies are shown in Figure 12 
and detailed in Part Three for each of the five character areas 
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Direction of Change: Supporting 
Economic Prosperity 
 

Policy SRC1:  Delivering High Quality and Local 
Employment Opportunities 
 
Policy Aim 
To protect and improve the right amount of employment land to deliver regeneration 
and job opportunities. There will be a focus on attracting investment in high quality 
employment and delivery of a supply of employment development opportunities in 
line with the Core Strategy targets, including opportunities for waste management 
facilities. This will support delivery of the Black Country Enterprise Zone.  
	  
High Quality Employment Land  
High Quality Employment Land is characterised by excellent accessibility, a high 
quality environment and clusters of high technology knowledge based sectors 
(BCCS Policy EMP2).  
 
In order to fulfil the potential of the Stafford Road Corridor to become one of the 
premier high quality employment locations in the Black Country, 132ha of High 
Quality Employment Land is to be safeguarded for long term employment use.  In 
accordance with BCCS Policy EMP2, High Quality Employment Land will be 
safeguarded for manufacturing and logistics uses within Use Classes B1 (b) (c), B2 
and B8 and some employment supporting non Class B uses.   
 
Local Quality Employment Land 
Local Quality Employment Land is characterised by a critical mass of industrial, 
warehousing and service activity in fit for purpose accommodation with good access 
to local markets and employees (BCCS Policy EMP3). 
 
To maintain an adequate supply of local quality employment sites the AAP identifies 
30ha of Local Quality Employment Land.  Local Quality Employment Land will be 
suitable for Use Classes B1 (b) (c), B2 and B8 as well as motor trade related uses, 
haulage and transfer depots, trade wholesale retailing and builders merchants, 
scrap metal, timber, construction premises and yards and waste collection, transfer 
and recycling uses as set out in BCCS Policy EMP3. 
 
Release of Local Quality Employment Land for housing 
Local Quality Employment Land will be released for housing development only 
where: 
 

• The site is no longer required for employment purposes, including the 
possible relocation of employment uses, and is no longer viable for such 
uses; 

• There are satisfactory arrangements in place for the relocation of existing 
occupiers within Wolverhampton if suitable sites are available; 

• The site could be brought forward for housing in a comprehensive manner 
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and would not lead to piecemeal development; and 
• Residential development would not adversely affect the on-going operation 

of existing or proposed employment uses. 
 
Employment Investment and Development Opportunity Areas 
Within Employment Investment Areas, investment, refurbishment or, if necessary, 
redevelopment of existing employment premises will be supported.   
 
Within Employment Development Opportunity Areas more extensive redevelopment 
of sites will be supported, where this is comprehensive, in order to avoid piecemeal 
development. 
 
Waste Management Facilities 
Strategic Waste Management Facilities will be retained and new development will 
not be permitted where it would limit the operation or future expansion of these 
sites.  Proposals for new waste management facilities will be assessed against 
BCCS Policy WM4.	  
	  
Justification  
2.3 Attracting jobs and investment is a key aim of the Core strategy and this AAP.  
The AAP protects 162 ha of employment land to meet the Core Strategy targets and 
identifies the boundaries of High Quality Employment Land and Local Quality 
Employment Land.  It also identifies a number of Employment Development 
Opportunities (EDOs) and Employment Investment Area (EIAs) to ensure there is a 
sufficient supply of readily available employment land and to ensure that enough 
employment land is improved to a high quality standard by 2026.   
	  
Character Area High Quality Local Quality 

Total EDO EIA Total EDO EIA 
Junction 2 75 26 16 0 0 0 
Fordhouses 0 0 0 3 0 0 
Goodyear and Fordhouse Road 8   8 2  
Wolverhampton Science Park and 
Dunstall and Wulfrun Trading 
Estate 

49 12 10 7 3 1 

Fowlers Playing Fields, Park 
Village and Fallings Park 

0 0 0 12 0 4 

AAP Total 132 38 26 30 5 5 
Figure 2: Table of Employment Land 

	  
2.4 Figure 2 ‘Table of Employment Land’ shows that there is broadly sufficient 
employment land in the AAP area to meet the Core Strategy targets in terms of 
overall employment land and anticipated development opportunities. 
 
2.5 High Quality Employment Areas and Local Quality Employment Areas have been 
identified in accordance with BCCS policies EMP2 and EMP3.  The AAP also 
identifies a number of Employment Investment Areas and Employment Development 
Opportunities.  These areas are primarily based on the findings of the Land Interests 
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Study (2011) that has helped to identify longer term employment development 
opportunities, by refining the employment work which informed the Core Strategy.   
 
2.6 Employment Development Opportunity areas are sites that are likely to come 
forward for redevelopment, based on the intentions of landowners/businesses, the 
physical conditions of buildings and the pattern of landownership.  Employment 
Investment Areas are locations where investment is likely to be needed during the 
plan period. This could take the form of either redevelopment, refurbishment of 
existing buildings or other measures to improve the quality of the employment land.   
 
2.7 Indicative phasing for these employment areas, in line with Core Strategy 
phasing targets is provided in Part Three. 
 
2.8 In 2011, the Black Country gained Enterprise Zone status and employment 
development sites in the AAP and the i54 site which adjoins the AAP boundary, fall 
within the Enterprise Zone.  The AAP seeks to support the implementation of the 
Enterprise Zone by providing a clear planning framework to ensure that the 
development of these sites and the wider regeneration of the area are delivered and 
supported by the relevant infrastructure.  
 
2.9 For consistency with BCCS Policy CEN5, no provision for additional office 
floorspace is made in the AAP beyond existing commitments. 
 
Waste 
2.10 Proposals for waste facilities will be assessed against the BCCS policy WM4 
including the need for proposals to demonstrate compatibility with existing uses and 
future aspirations for areas. This is particularly relevant in areas of High Quality 
Employment Land where the aspiration is to attract high end, high technology 
occupiers.  Waste proposals should demonstrate compatibility with this aspiration. 
 
Key Evidence  
Land Interests Study (2011) 
 
Delivery  
In the short term, the Black Country Enterprise Zone will aid the delivery of 
employment development sites in the AAP area, particularly as these sites will have 
business rate discounts associated with them.  
 
It is likely that other employment proposals will need assistance / support to ensure 
the delivery of sites by 2026.  Further information is set out in the AAP Delivery Plan 
 
Monitoring 
This policy will be monitored through the following BCCS indicators and through the 
monitoring of individual sites. 
	  
LOI EMP2a Employment land completions by LA by High Quality 

Employment Area as defined in Policy EMP2 and broad 
locations shown in BCCS Appendix 3 (ha) 

LOI EMP2b Additions made to High Quality Employment Land stock as 
defined in Policy EMP2 through improvement programmes 



 Stafford Road Corridor Area Action Plan | 16   

LOI EMP2c Loss of employment land by LA area (ha) by High Quality and 
Potential High Quality Employment Area as defined in Policy 
EMP2 and bread locations shown in BCCS Appendix 3 (ha) 

LOI EMP3a Employment land completions by LA by Local Quality 
Employment Area as defined in Policy EMP3 and broad 
locations in BCCS Appendix 3(ha) 

LOI EMP3b Loss of employment land by LA area (ha) by Local Quality as 
defined in Policy EMP3 and broad locations in BCCS Appendix 
3 (ha) 

LOI EMP4 Readily available employment land 
LOI WM1b % of new waste capacity granted permission / implemented as 

specified in WM1 (tonnes per annum) by 2026.  
LOI WM2 % protection of capacity at existing / proposed strategic waste 

management sites, by waste planning authority  
LOI WM4 % of new waste management facilities proposed/ implemented 

that meet Policy WM4 locational requirements by waste planning 
authority. 
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Policy SRC2: Transport Strategy  
 
Policy Aim 
To have a clear and deliverable transport strategy for the Plan area, demonstrating 
where and how improvements and changes will be delivered and show how it relates 
to and addresses the transport requirements of the area over the Plan period.  
	  
The Council will work with partner organisations, stakeholders, developers and 
local communities to ensure that the transport infrastructure can accommodate the 
growth and change identified in the Area Action Plan, through the measures listed 
below. New development will where appropriate be required to support the 
implementation of these measures through design and access considerations 
and/or financial contributions where appropriate. 
 
• Improved Highway Management: The council will review waiting restrictions 

along the A449, amend Traffic Regulation Orders and increase parking 
enforcement as appropriate.  The council will explore opportunities to extend the 
use of the A449 bus lanes to include other users where it is cost effective and 
safe to do so.  Traffic signals and cameras will be managed through the Urban 
Traffic Control System and variable message signs to advise drivers of traffic 
conditions will be implemented. 

 
• Improved Road Safety:  All ‘gaps’ in the A449 central reservation will be 

assessed for the need for closure where a safety issue is identified. 
 
• Increased Highway Capacity: The junctions shown on Figure 4 have been 

identified for improvement and will be investigated to evaluate traffic capacity, 
public transport requirements and road safety. 

 
• Public Transport:  The feasibility of an enhanced high volume public transport 

corridor between i54 and Wolverhampton City Centre will be investigated and 
bus priority at key junctions and improved shelters and stops to complement 
service improvements will be implemented where feasible. 

 
The suitability ofexisting Park & Ride provision will be reviewed and new 

opportunities for strategic Park and Ride facilities investigated to reduce traffic on 
the A449 

 
• Smarter Choices and Accessibility: Travel Plans submitted in support of 

planning applications will be required to  demonstrate how ‘Smarter Choices’ in 
transport, including flexible working, car sharing, improved public transport, 
walking and cycling and management of car use as appropriate, have been fully 
considered. 

 
• Cycling and Walking: Improvements to the Canal towpath, open space network 

and public realm to provide a  safe, effective, efficient cycle and walking network 
through the Stafford Road Corridor.	  
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Justification 
2.11 An efficient and safe transport network that is accessible for all users is needed 
to support the identified growth in the area. Enhanced public transport will be a key 
part of the transport network and will help provide regional, national and international 
connectivity, widen labour markets of employment areas, facilitate regeneration by 
opening up new development sites, attract inward investment and support the growth 
in jobs and homes. 
 
2.12 BCCS Policy TRAN1 identifies key transport priorities in the Black Country. 
These include measures for this AAP to address, such as the enhanced high volume 
public transport corridor on the Stafford Road from Wolverhampton City Centre to 
i54. An enhanced high volume public transport corridor along the Stafford Road will 
be an important part of securing the jobs and investment in the area and linking i54, 
Black Country Enterprize Zone, Goodyear, Wolverhampton Science Park and other 
key employment and housing sites with the regional and national public transport 
network. 
 
2.13 The Stafford Road Corridor also has a key role in providing a fast, strategic 
route between the i54 and the Black Country Enterprize Zone development sites and 
the City Centre where direct, fast and frequent access to HS2 will be delivered. 
 
2.14 There is a wide range of evidence relating to transport issues in the area, 
brought together in the AAP Transport Study.  The study identifies and addresses 
existing transport issues and those that are likely to arise as a result of future 
development.  The transport strategy arising from the study sets out the measures 
needed to improve the transport network in the AAP area, and to support new 
development, based on what is realistic, affordable and deliverable.  The measures 
are illustrated on Figure 4 and indicative phasing is provided in Part Three.  Although 
there are no key strategic transport infrastructure requirements, developers will be 
required to contribute towards or provide local improvements necessary to support 
developments. 
 
Key Evidence  
Transport Study (2011). 
 
Delivery  
The Transport Strategy is considered to be realistic and deliverable, given current 
objectives and transportation and funding scenarios.  The Strategy will need to be 
monitored and reviewed in the light of changing policy and financial circumstances 
during the plan period.   
 
Monitoring 
This policy will be monitored through the following BCCS indicators and through 
monitoring the progress on the delivery of the measures identified within the policy. 
 
LOI TRAN2 Appropriate provision or contribution towards transport works 

and Travel Plans measures by all relevant permissions based 
on best practice. 

LOI TRAN4a Increase in cycle use of monitored routes 
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LOI TRAN4b Implementation of Proposed Local Cycle Network identified in 
the cycle network map 
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Policy SRC3:  Meeting Shopping and Service 
Needs at Three Tuns District Centre and the 
Neighbourhood Centre at Goodyear 
 
Policy Aim 
Identify the role of the Three Tuns District Centre and the new Neighbourhood 
Centre within the Goodyear redevelopment site and guide the future successful 
development of these Centres.  
	  
The Three Tuns District Centre will provide for local shops and services 
commensurate with the scale of development as set out in BCCS Policy CEN5.  In 
order to protect and enhance the retail function of the Centre: 
 
Proposals for ground floor retail units that would lead to any of the following will be 
resisted: 

• More than 40% of ground floor retail units within the centre within non-A1 
Use Classes; 

• More than three consecutive ground floor retail units within non-A1 Use 
Classes; 

• More than two consecutive A5 hot food takeaways; or 
• More than 10% of ground floor retail units within the Centre within Use Class 

A5 ‘hot food takeaway’ 
 

Where shop units are vacant for six months or longer and it can be demonstrated 
that they have been adequately marketed as A1 units for that period without 
success, a relaxation of the above criteria may be acceptable in order to maintain 
active frontages within the Centre. 
 
Proposals to redevelop the Centre will be supported.  Any redevelopment must:  

• maintain the retail function of the Centre  
• improve vehicular access and quality of parking areas 
• improve pedestrian access and provide an enhanced public realm 
• enhance the visibility of retail frontages along the Stafford Road 
• have regard to local heritage assets in accordance with policy SRC7. 
• utilise opportunities above ground floor level to create a mix of retail and 

residential uses. 
 
The Goodyear Neighbourhood Centre does not form part of the centres hierarchy 
of BCCS Policy CEN2 and will provide for local shops and services commensurate 
with the scale of development as set out in BCCS Policy CEN6.	  

 
Justification  
2.15 BCCS Policy CEN5 provides guidance on the scale of development for centres 
and this remains appropriate for the Three Tuns Centre which is designated as a 
District Centre in the Core Strategy.   
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2.16 Since 2000, six surveys of the Three Tuns Centre have been undertaken. 
These show that there have been fluctuations in the vacancy rate from 2% in 2000 
rising to 19% and then reducing to 12% in 2012.  In terms of the breakdown of goods 
and services provided in the centre, the proportion of convenience goods shops 
(which sell everyday items, such as butchers and grocery shops) has reduced from 
20% in 2000, to 11% in 2012. The proportion of comparison goods shops (which sell 
non-food goods, such as clothes, and homeware) has remained stable since 2000 at 
around 36%.   
 
2.17 The proportion of service provider units (such as banks and travel agents) 
increased from 45% in 2000 to 50% in 2012.  The number of A5 ‘hot food takeaways’ 
increased from four units in 2000 to six units in 2012.  In total, 37% of units are in 
non-A1 uses.   
 
2.18 Consultation with the community identified concerns with the increasing number 
of non-A1 uses and hot food takeaways in particular, although there was also a view 
that the current mix was appropriate for the centre.  Policy SRC 3 aims to maintain 
A1 retail use within the centre and address concerns that the number of hot food 
takeaways can contribute to a poor environment and unhealthy lifestyles, whilst 
acknowledging the need to avoid long term empty units in the centre.   
 
Goodyear Neighbourhood Centre 
2.19 The first phase of the planned Neighbourhood Centre within the Goodyear 
redevelopment site was implemented in 2011 when the Aldi supermarket opened. 
The Masterplan for the site identifies the potential for some local retail units to 
provide facilities to serve the area.   
 
Evidence  
Centre Surveys (2000 – 2012) 
Options Consultation (2012) 
 
Delivery  
The delivery of improvements to Three Tuns Centre should be seen as a long term 
strategy to secure investment in the area as development progresses.  
 
The mix of retail units will be maintained through the planning application process 
 
The Neighbourhood Centre within the Goodyear redevelopment site is part of an 
agreed Masterplan for the site and will be delivered by the developer.  
 
Monitoring 
This policy will be monitored through changes in the proportion of uses identified 
through the centre surveys.
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Direction of Change - Creating 
Sustainable Communities 
 
Policy SRC4 – Delivering Sustainable Levels of 
Housing 
 
Policy Aim 
Help deliver sustainable housing growth and regeneration in the area in line with the 
targets set in the Core Strategy.  
 
A minimum of 1235 net additional homes will be delivered on existing commitments 
and allocated housing sites by 2026.  Proposals for non-residential uses on or 
adjacent to allocated housing sites will not be permitted where they would 
jeopardise the delivery of housing on those sites. 
 
Proposals for housing on Local Quality Employment Land will only be supported 
where they comply with Policy SRC 1. 
	  
Justification 
2.20 Policy HOU1 and Appendix 2 of the BCCS identify indicative housing targets for 
Wolverhampton by Regeneration Corridor. The following targets are identified for this 
area: 
 
a) Housing Commitments (i.e. sites with planning permission): 770 dwellings (19ha) 
b) Housing Proposals on surplus Employment Land: 873 dwellings–post 2016 (25ha) 
c) Housing Capacity on Free-Standing Employment Sites: 30 dwellings (0.9ha) 

 
Total = 1,673 dwellings (a+b+c) 
 
2.21 Figure 6 identifies the level of housing to be provided within each character 
area by 2026.  The indicative phasing is provided in Part Three and the sites are 
shown on Figure 7. 
	  
Character Area Commitments Allocations Total 
Junction 2 0 0 0 
Fordhouses 0 0 0 
Goodyear and Fordhouse Road 815 75 890 
Wolverhampton Science Park and 
Dunstall and Wulfrun Trading Estate 

12 
 

0 12 

Fowlers Playing Fields, Park Village and 
Fallings Park 

0 335 335 

AAP Total 827 410 1237 
Figure 6: Table of Housing Commitments and Allocations 

	  
2.22 Although the level of housing identified in the AAP is below the BCCS indicative 
target, this target has been tested through the preparation of the AAP and is not 
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realistically deliverable within the plan period. The allocations in the AAP are based 
on the Strategic Housing Land Availability Assessment (2013), the Land Interests 
Study (2011) and the Geo-Environmental Desktop Study (2011).  The Land Interests 
Study identified employment areas that are likely to come forward for housing based 
on the intentions of landowners/businesses, the physical condition of buildings and 
the pattern of landownership.  
 
2.23 The Geo-environmental Desktop Study covers all potential development sites in 
the AAP area and highlights ground condition and mining risks and potential land 
remediation and stabilisation costs.  These costs have been compared with potential 
development sites in other parts of the City, producing a rating of low, moderate and 
high risk for geotechnical and contamination issues. 
 
2.24 For the proposed housing sites, all areas were identified as having moderate 
geotechnical risk, with contamination risk varying between moderate risk to high risk. 
It is worth noting that there are very few sites which have a risk rating below 
moderate, and addressing such issues is a common feature of housing development 
in Wolverhampton and the Black Country. In addition, the Desktop Study takes a 
conservative approach and allows for a significant contingency to cover all potential 
risks.   
 
2.25 The housing allocations therefore reflect a realistic and deliverable approach to 
providing new homes within AAP area.  In order to provide added flexibility, 
proposals to develop Local Quality Employment Areas for residential uses will be 
assessed against the criteria in Policy SRC1.   
 
2.26 In determining whether non-residential uses would jeopardise the delivery of 
allocated housing sites, the nature of the non-residential use (permanency, scale, 
site operations etc.) and the indicative phasing of the housing allocation will be taken 
into account. 
 
Evidence  
The Wolverhampton Strategic Housing Land Availability Assessment (SHLAA) 
(2013) 
Geo-environmental Desktop Study (2011) 
Land Interests Study (2011) 
 
Delivery  
The Council will work with land owners and developers to bring forward housing 
development sites including taking a flexible approach to planning obligations in 
accordance with policy SRC11. 
 
Monitoring 
This policy will be monitored through the following BCCS indicators and through 
monitoring progress on the delivery of identified housing commitments and 
allocations through the annual update of the SHLAA. 
 
LOI HOU1 Net housing completions for each Regeneration Corridor and 

Strategic Centre and for free-standing employment sites 
outside the Growth Network by local authority 
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Policy SRC5 – Facilitating the Improvement of 
Park Village 
 
Policy Aim 
To enable a range of measures to be delivered at Park Village to secure an 
improved neighbourhood, both physically and socially.  
 
Within Park Village, development proposals that make a positive contribution to 
housing renewal will be encouraged.  New developments must: 
 

• Improve the public and private realm; 
• Provide a mix of housing tenures and vibrant places; 
• Contribute to reducing fuel poverty through energy efficient buildings and 

exploring opportunities for community energy networks;  
• Provide housing of high quality design; 
• Create safe and secure environments to reduce crime and anti-social 

behaviour; 
• Address issues of safety and surveillance at Fowlers Playing Field, where 

appropriate; 
• Utilise the historic assets of the area in accordance with Policy SRC 7. 

	  
Justification 
2.27 BCCS Policy CSP2 on development outside of the Growth Network identifies 
housing renewal hubs which are the current foci for renewal activity within wider 
housing market intervention areas.  Park Village is an identified housing renewal hub 
and Appendix 2 of the BCCS proposes a Neighbourhood Renewal Assessment 
(NRA) of poor quality housing to explore potential for improvement/remodelling.  An 
NRA was completed in 2010 and recommended the declaration of a 10 year Housing 
Renewal Area (HRA) in order to bring about transformational change, provided that 
such a programme could be funded and sustained. A number of potential options 
were assessed and the recommended course of action for the area was 
‘Improvement and Transformational Redevelopment’. The NRA focussed on the 
historic core area of Park Village between Cannock Road and Stratton Street, which 
has since been identified in the Characterisation Study as having significant heritage 
value. 
 
2.28 The Council has not declared Park Village as a HRA due to the lack of funding. 
However, it does remain a priority for delivering improvements and the Council is 
developing an affordable phased intervention plan for the area.  The SHLAA also 
identifies some small development sites in the area which are considered suitable for 
housing development. These could contribute to the wider renewal of the area.  
 
2.29 The Characterisation Study undertook an Intensive Area Assessment of Park 
Village given its historic significance, local distinctiveness, townscape value and its 
sensitivity to change.  The area is identified in the report for its local heritage value 
and the contribution this could make to the regeneration of the area.  
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Evidence  
Park Village Neighbourhood Renewal Assessment (2010) 
Stafford Road Characterisation Study (2009) 
 
Delivery  
Park Village Intervention Plan  
 
Monitoring 
This policy is to be monitored through the Park Village Implementation Plan 
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Direction of Change - Transformation 
of the Environment and Addressing 
Climate Change 
 
Policy SRC6 Design and Public Realm Framework 
 
Policy Aim 
Promote public realm improvements and design solutions at key locations to 
increase the areas ability to attract investment and to secure a high quality 
environment. A gateway route will be created to a thriving city and a distinctive area 
with a sense of place in which people will be happy to make a home and want to do 
business. The Stafford Road will be enhanced to provide a legible and attractive 
entrance to the employment areas in the north of the city and through to the central 
core business area of the City. 
 
Public realm improvements will be promoted at local gateways which will help to 
create attractive, distinctive, safe and accessible routes through the area and 
connecting local communities. The Council will seek to protect, conserve and 
enhance the assets and areas of townscape quality identified in the Stafford Road 
Characterisation Study.  
	  
High quality design and public realm enhancements will be pursued throughout 
the Stafford Road Corridor.  
 
Development proposals affecting Key Gateways, Local Focal Points, Canal Focal 
Points and Street Frontage enhancement zones, will be required to demonstrate 
how they will deliver public realm enhancements and high quality distinctive 
design to improve the quality of environment along the Stafford Road and 
promote a positive image of the area.   
 
Proposals should maximise opportunities to: 
 

• Create routes that are clear, direct, convenient, safe and well-signed, and 
can be used by everyone, taking all opportunities to design out crime 

• Ensure that new public spaces and routes through developments are well 
defined by buildings in terms of scale and layout.  

• Provide active distinctive frontages and avoid blank elevations  
• Use good quality, traditional hard landscaping materials to compliment 

locally distinctive building materials and reinforce local character 
• Provide high quality street furniture and boundary treatments  and minimise 

street clutter 
• Promote public art to enhance spaces and buildings,  
• Protect the settings of and views to existing heritage assets to help 

promote local distinctiveness.	  
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Justification 
2.30 Townscape analysis of the Stafford Road Corridor classified much of the 
industrial and residential sites in the area as being adequate or poor in terms of 
overall townscape quality. First impressions are negative for those arriving in the City 
and moving through the Corridor via its many gateways, focal points and frontages, 
with a few notable exceptions. Unattractive employment areas, cleared derelict sites 
and areas of undistinguished housing all contribute towards an overall poor 
perception of the Corridor.   There is a need to deliver improvements to the public 
realm focussed largely along the Stafford Road itself. 
 
2.31 Junction 2 of the M54 is a key gateway to Wolverhampton. The i54 
development and remodelling of the employment area south west of the motorway 
roundabout provides a key opportunity to set the tone for the approach to the City. 
Five Ways Island is, in contrast, a key gateway to the City Centre itself. Landmark 
buildings already define the roundabout but enhancement and management of the 
public realm can further support quality. 
 
2.32 Focal points along the corridor include locally important junctions at Bee Lane, 
Goodyear and Bushbury Lane. The Bee Lane focal point has already been 
enhanced through recent development. Goodyear and Bushbury Lane focal points 
can be emphasised through development immediately to the east.  
 
2.33 Three Tuns is the main shopping centre for the area and has been identified for 
public realm and frontage improvements. These will enhance this key marker on the 
approach to the City. 
 
2.34 The A449 Stafford Road, the canal and the rail corridor provide opportunities for 
improvement. Public realm treatment and management could transform the city 
approach between Three Tuns and Goodyear. Development sites, particularly at 
Fordhouses employment area and the area around Park Village, provide medium 
term opportunities to transform the area through quality design. 
 
2.35 Design proposals should be developed in conjunction with the Council and key 
stakeholders including the local community and the local police authority to ensure 
that proposals address local issues from the outset. 
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Policy SRC7: Strengthening Local Character and 
Identity 
 
New development should be designed to strengthen local character and identity 
and in particular should respect those heritage assets, anchor sites and 
townscape features identified in the Stafford Road Characterisation Study.   
 
Development proposals affecting such sites should demonstrate how they will be 
conserved or enhanced including, where appropriate, consideration of the need to 
protect views and opportunities to promote the enjoyment of and access to the 
cultural heritage of the area for the benefit of the local community.   
 
Development that would result in substantial harm to heritage assets will not be 
permitted unless it can be demonstrated that; 
 

• All reasonable alternatives that would avoid harmful adverse impacts have 
been fully explored and are not feasible or viable; 

• The proposed development is of high quality and designed to reinforce and 
enhance local character and distinctiveness; and 

• A mitigation strategy has been prepared to minimise harm and provide for 
an appropriate level of salvage and/or recording. 

	  
Justification 
2.36 General policy guidance is given on design, historic character and local 
distinctiveness in policies ENV2 and ENV3 of the Core Strategy. These seek to 
ensure that place making is at the heart of new development proposals to ensure 
high quality design is secured and the character and distinctiveness of the local area 
respected and enhanced.  
 
2.37 The Stafford Road Corridor contains very few statutorily designated heritage 
assets but it is known to have been an important route between the historic centres 
of Wolverhampton and Stafford.  In the 18th and 19th centuries it became a main 
corridor for transportation by canals and then railways.  These transport routes 
define the area: road, rail and, to a lesser extent, the canals. The historical 
development of these routes, together with associated industrial and subsequent 
residential development has made a permanent impression on the character of the 
area.  The lack of statutory protection makes the need to protect local heritage 
assets more significant. 
 
2.38 Four pieces of evidence have considered issues of design, historic character 
and local distinctiveness in the AAP. These are the detailed Stafford Road 
Characterisation Study, Stafford Road Corridor Baseline Audit, Phase 2 Black 
Country Environmental Infrastructure Guidance and the Wolverhampton Locks 
Conservation Area Appraisal.  
 
2.39 The Characterisation Study concluded that there is little overall coherent 
survival of historic character throughout the area in terms of standing buildings or 
historic form, however there are small pockets of surviving late 19th / early 20th 
century buildings that contribute towards a sense of place. There are also sections of 
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two canal based Conservation Areas, and highly significant historic elements of the 
transport infrastructure that was vital to the industrial development of 
Wolverhampton, much of which is still operational. The surviving and fragmentary 
remains of the heritage of the area are fragile but this is a heritage that needs to be 
protected and enhanced.  
 
2.40 The Characterisation Study has included a comprehensive survey to review 
existing knowledge about the heritage of the area and to identify previously 
unrecognised heritage assets, including buildings, sites, archaeological remains and 
open spaces, which contribute towards the overall character and distinctiveness of 
the area together with an assessment of their significance. It has categorised these 
assets based on the potential they have to be catalysts for regeneration and their 
heritage value (Category 1 & 2) and their townscape value (Category 3). The whole 
area has also been divided into locally distinctive character areas and the 
contribution that the historical development of the area has made to its present 
character can now be more clearly understood and appreciated. Recognising what is 
special about the area and what makes it distinctive is a useful first stage in 
engendering a sense of place which will be vital to the ongoing regeneration of the 
area for local residents and the business community.  
 
2.41 The Characterisation Study provides information that should be used in 
conjunction with other sources of heritage data, including the Wolverhampton 
Historic Environment Record, to inform site appraisals and development proposals.  
Design and Access Statements should clearly set out, explain and justify design 
solutions and demonstrate how these will achieve locally responsive outcomes that 
will contribute towards strengthening the local character and identity of the corridor, 
in line with BCCS Policy ENV2. 
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Policy SRC8: The Canal Network 
 
Development proposals should positively relate to and take advantage of close 
proximity to the canals within the Stafford Road Corridor and, where opportunities 
exist, promote or improve their economic, recreational, environmental, historic 
and ecological conservation value.   
 
Proposed development that is likely to affect the canals must also comply with 
BCCS Policy ENV4 and be in accordance with the Wolverhampton Locks 
Conservation Area Appraisal and Management Proposals.  Specifically within the 
Stafford Road Corridor development proposals affecting the canals should where 
appropriate: 

• achieve high standards of design and sensitively integrate any associated 
canal side features 

• respect existing topography, be designed to a human scale and improve 
the appearance of the site from the towing path and from the water at boat 
level 

• provide active frontages onto the waterway and along routes that give 
access to the canals 

• preserve or improve public access to the canal 
• protect and enhance areas of landscape, ecological and archaeological 

interest adjacent to the canals 
• take opportunities to create environmental including historic environment 

and ecological enhancements along the canal and adjoining green spaces 
• protect and exploit, by way of appropriate landscape design or restoration 

to active use, the remains of former wharfs and infilled basins. 
	  
Justification 
2.42 BCCS Policy ENV4 provides a specific policy framework for the canals.  An 
appraisal of the Wolverhampton Locks Conservation Area has been undertaken as 
part of the evidence gathering for the AAP. The Birmingham Canal passes through 
the south-west part of the Stafford Road Corridor, where it has an important 
historical relationship with bordering industrial sites and later railway features that 
particularly characterise this part of the Corridor. Character Area 2 of the 
Conservation Area Appraisal (from Cannock Road to Oxley Viaduct covering Locks 6 
through to 16) lies within the corridor. The appraisal contains a number of 
management proposals for the Conservation Area and identified an extension to the 
designated area to include important archaeological remains of coaling stages and a 
railway engine turntable in Fowlers Park.  Guidance on new development on sites 
adjacent to the canal is also included in the appraisal and management proposals. 
 
2.43 The AAP identifies several employment sites suitable for development that 
adjoin the Conservation Area, which is one of the most significant heritage assets in 
the area.   The Conservation Area Appraisal provides a clear justification for the 
designation of the conservation area and sets out the special architectural and 
historic qualities of the area that are to be used to inform planning decisions.  The 
Canal & River Trust also provide guidance on development affecting the canals and 
ensuring that the canals and their environment form an integral part of wider 
development proposals.  The canals also provide opportunities to generate 
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renewable energy that could be explored as part of complying with BCCS ENV7 and 
SRC10. 
 
2.44 A section of the Staffordshire and Worcestershire Canal passes through the 
northern part of the corridor, bounded by employment opportunity sites and open 
space.  This section of the canal forms part of the Staffordshire and Worcestershire 
and Shropshire Union Conservation Area.  The Council will prepare an appraisal and 
management proposals for this conservation area during the plan period. 
 
2.45 The canal network is an important heritage asset, including its significance and 
setting as well as an opportunity for appropriate economic development. The 
waterways can be used as tools in place making and place shaping and contribute to 
the creation of sustainable communities.  The canals make an important contribution 
towards the provision of environmental infrastructure within the corridor as well as 
providing important links to the wider environmental infrastructure both within and 
outside the AAP boundary. 
 
Evidence  
Wolverhampton Locks Conservation Area Appraisal (2012) 
Stafford Road Corridor Characterisation Study (2009) 
 
Delivery 
The delivery of these policy areas will be strongly linked to the development of sites 
and areas in the AAP.  
 
Where appropriate the Council will prioritise resources to deliver improvements, as 
well as encouraging the private landowners / developers to help deliver the 
successful regeneration of the area.  
 
The Council has statutory powers to seek improvements to existing canalside 
boundary treatments where these are detrimental to the character and appearance 
of the Conservation Area. 
 
Monitoring 
This policy will be monitored through the following BCCS indicators. 
	  
LOI ENV2 Proportion of planning permissions granted in accordance 

with Conservation/Historic Environment Section or Advisor 
recommendations 

LOI ENV3a Proportion of major planning permissions adequately 
addressing By Design and Manual for Streets as appropriate 

LOI ENV4b Proportion of planning permissions granted in accordance 
with Canal & River Trust planning related advice 
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Policy SRC9 - Delivering Environmental 
Infrastructure at the Local Level  
 
Policy Aim 
Identify the relevant measures to secure the delivery of new and enhanced 
Environmental Infrastructure in the area to support development in line with the 
Black Country Environmental Infrastructure Guidance, and to help the area mitigate 
and adapt to the effects of Climate Change.  
	  
Environmental Infrastructure will be protected and enhanced.  All housing 
developments must reasonably contribute towards meeting the quantity, quality 
and accessibility targets for open space in the most up-to-date open space audit 
and needs assessment.     
 
New employment developments of 1,000 sqm floorspace or more will be required 
to provide Green Roofs to reduce the impact of the heat island effect unless it can 
be demonstrated that is not viable or feasible to do so. 
 
Developments of 1,000 sqm or more within High Quality Employment Areas must 
provide at least 10% of the overall site area as open space in order to provide 
amenity and recreation areas for employees and visitors, enhance biodiversity, 
reduce the urban heat island effect, provide for sustainable water management 
and improve the appearance of the area unless it can be demonstrated that it 
would not be viable or feasible to do so. It will be acceptable for up to half of the 
10% open space requirement within High Quality Employment Areas to be offset 
by the provision of green roofs.   
 
All development proposals should consider the use of Urban Wetlands and Street 
Rain Gardens as part of Sustainable Urban Drainage Schemes (SUDS). 
 
Proposals on vacant/derelict sites to grow Biomass or undertake 
Phytoremediation, where this offers a suitable remediation technique, will be 
supported.	  
	  
Justification 
2.46 Policy CSP3 of the Core Strategy requires development proposals to 
demonstrate how the network of Environmental Infrastructure (EI) will be protected, 
enhanced and expanded at every opportunity. This is supported by other strategic 
environmental policies on, for example, nature conservation (ENV1). The Core 
Strategy also provides the strategic approach to Climate Change adaptation and 
mitigation issues in the Black Country through these environmental policies.  
 
2.47 An integrated EI approach which delivers other multiple benefits, including 
recreation opportunities and high quality design which attracts investment to the area 
will be promoted within the AAP area. The Black Country EI Design Guide and 
Action Plan identified suitable measures for the AAP area to consider and these 
have been incorporated into the AAP.  Housing sites will be required to provide for 
sufficient open space in accordance with the most recent adopted standards to meet 
the need arising from the development.  Within the Fowlers and Park Village 
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character area, as well as local sites, there are opportunities to create a wider 
network between housing sites as well as possible linkages to Fowlers Playing Field.  
Employment sites also need to contribute to the environmental infrastructure 
particularly given the current lack of environmental infrastructure on sites and the 
location of a number employment sites in prominent locations along the Stafford 
Road.  
 
2.48 Part Three identifies the existing open space and nature designations within the 
AAP boundary.  Proposals affecting open space and nature conservation and other 
environmental sites will be assessed against the relevant UDP and BCCS policies 
and any replacement policies. 
	  
Evidence  
Open Space Audit and Needs Assessment (2008) 
Black Country Environmental Infrastructure Guide (2011) 
Black Country Environmental Infrastructure Action Plan (2011) 
 
Delivery  
The delivery of a successful EI network will require a coordinated approach by all 
delivery partners, including the Council, statutory agencies, landowners and 
developers.  
 
Delivering some of these interventions (such as growing biomass on vacant/derelict 
sites) may involve partnership approaches.  
 
In February 2012 the Government awarded Birmingham & the Black Country Nature 
Improvement Area status. This 3 year funded programme will help deliver additional 
improvements to the natural assets of the area, could help secure long terms 
investment in the natural environment to support the delivery of the AAP.  
 
Monitoring 
This policy will be monitored through the following BCCS indicators. 
	  
LOI ENV5 Proportion of major planning permissions including appropriate 

SUDS 
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Policy SRC 10 – Providing Local Renewable and 
Low Carbon Energy Infrastructure 
 
Policy Aim  
Ensure the AAP provides clear guidance to deliver renewable and low carbon energy 
infrastructure in the area to support regeneration and address climate change. 
	  
When complying with BCCS Policy ENV7, energy assessments provided by 
developers must demonstrate the capacity to achieve zero carbon development 
and provide evidence that all options for achieving the following aims have been 
fully explored and proven to not be feasible and/or viable: 
 

1. Demonstrating how the design of the scheme and performance of 
buildings include measures to reduce CO2 emissions.   
  

2. Planning for on-site low and zero carbon energy and locally connected 
heat.  The following opportunities should be fully explored: 

 a. connection to an existing heating network where available, 
including future proofing for connections to potential networks 

 b. establishing a new site-wide heating network, using 
renewable or, if not viable, low carbon sources 
c. the use of micro-generation, particularly solar thermal and 
solar PV 

 
3. Providing for allowable solutions towards off-site CO2 reduction 

measures in accordance with any national or local provisions. 	  	  
	  
Justification 
2.49 Policies in the Core Strategy provide the strategic approach to Climate Change 
issues in the Black Country. This includes a requirement for the AAP to adopt a 
strong approach to renewable energy, as set out in Policy ENV7.  Wolverhampton 
Council has adopted an approach towards the 10% requirement set out in Policy 
ENV7 which includes low carbon forms of energy generation. 
 
2.50 Given the strength of policies in the Core Strategy on renewable and low 
carbon energy, likely changes to Building Regulations over the Plan period, and the 
significant viability issues highlighted in the evidence base, there is little scope to 
introduce additional local targets on renewable and low carbon energy which 
potentially could add to development costs. 
 
2.51 However, the AAP does provide further guidance on local implementation of 
BCCS Policy ENV7, highlighting specific potential for renewable and low carbon 
energy technologies, including district heating networks.  
 
2.52 The Renewable and Carbon Reduction Energy Capacity Study explored the 
potential for renewable and low carbon energy.  The opportunities identified in the 
study form the basis of Policy SRC 10. The study also highlights the wider benefits 
that renewable energy and low carbon energy can have for the Stafford Road 
Corridor including: 
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• Economic benefits in terms of jobs, skills and investment in developing a low 

carbon economy 
• Helping to reduce fuel energy bills and respond to fuel poverty 
• Raising Wolverhampton’s profile as a centre for sustainable living in response 

to climate change 
• Contributing towards Wolverhampton’s energy security 
• Providing a fixed return on investment, through supplying energy to local 

consumers, to the grid and via government incentives. 
	  
2.53	  The AAP therefore adopts a positive approach to renewable and low carbon 
energy and ensures that the provision of infrastructure is considered at the outset 
and will help ‘future proof’ development schemes.    
 
2.54 The approach to allowable solutions is currently being considered by 
Government, but is likely to be a financial contribution to offset residual emissions 
(for example £ per tonne of CO2).  This money could be used for a range of projects 
e.g. heating network infrastructure or retrofitting existing homes with micro-
generation. 
	  
Evidence  
Renewable and Carbon Reduction Energy Capacity Study (2011).   
 
Delivery  
The delivery of renewable and low carbon energy in the area will require a flexible 
approach.  
 
Government financial incentives, as well as the potential for Council led initiatives 
(such as an ESCO) will provide an appropriate delivery framework.  
 
Monitoring 
This policy will be monitored through the following BCCS indicators. 
	  
LOI ENV3b Proportion of major planning permissions meeting at least 

Code for Sustainable homes Level 3 or BREEAM very good 
standard 

LOI ENV7 Proportion of eligible developments delivering measures 
sufficient to off-set at least 10% of estimated residual energy 
demand 
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Part Three 
Development Opportunities and Character Areas 
 
3.1 The AAP has been divided into five ‘Character Areas’ as shown on Figure 11.  
For each Character Area a vision and development outputs and parameters have 
been developed.  Detailed maps and proposals covering area and site designations, 
infrastructure proposals and design and public realm considerations are provided.  
These proposals are directly linked to AAP, BCCS and saved UDP policies as 
indicated.  Indicative phasing is also proved for proposals where appropriate. 
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Junction 2 
	  
Vision  
This area will have fulfilled its potential to become the premier high quality 
employment location in Wolverhampton, with a focus on leading edge, high 
technology industry. Investment in the Fordhouses Employment Area, 
infrastructure and other environmental improvements will mean that people 
working in and travelling into the City will be greeted by a high quality 
environment. 
 
Development Outputs  

• 74.8ha of Employment Land 
• 41.7ha Employment Development Opportunities and Investment Areas 
• Protection of and investment in open spaces, nature conservation assets 

and local character / townscape features. 
• Preservation and enhancement of the Staffordshire and Worcestershire 

Canal and its setting (designated conservation area). 
• Delivery of transport proposals and other infrastructure to support and 

ensure the successful delivery of development 
 

Development Parameters  
• The majority of the development opportunities in the area have high risks 

associated with contamination / geotechnical, although some areas have 
moderate risks.  

• The Character Area is a key gateway into Wolverhampton, as such a high 
quality design is important. 

• Areas of flood risk affect some development opportunities in Fordhouses 
Employment Area – site specific recommendations from the Strategic 
Flood Risk Assessment (SFRA) need to be considered.  

• Potential for a community-wide energy infrastructure (for example a 
Community Heat and Power network) 

• Investment in environmental infrastructure including open space, green 
roofs, street rain gardens 

• Conservation Area and other local heritage/townscape assets identified for 
protection and enhancement 
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Area Designations 
These relate to the high quality employment areas the plan needs to protect. 
Established office activity will be supported at Pendeford and Wolverhampton 
Business Parks. There will be a focus on aerospace / high technology / high end 
manufacturing at the Fordhouses Employment Area, with opportunities to provide 
supply chain opportunities for businesses located on i54, which will be considered 
high quality upon the completion of the Employment Development Sites and the 
Employment Investment Areas. 

 
Principal 
Policies 

Area Ref Name Type Size 
(ha) 

SRC 1 
BCCS 
EMP 2 

HQEA 1 Wolverhampton Business 
Park 

High Quality Employment 
Land 

12 

HQEA 2 Pendeford Business Park High Quality Employment 
Land 

9.3 

HQEA 3 Fordhouses Employment 
Area 

High Quality Employment 
Land 

53.5 

 
Development Sites/Opportunities 
Development Sites and Investment Areas provide the employment opportunities in 
the area, with a number of large sites available for development. It may be possible 
to develop a number of sites as part of one scheme to provide comprehensive 
redevelopment and to increase the number of large sites available in 
Wolverhampton. There will be a focus on attracting high technology / high end 
manufacturing. Sites in the Enterprise Zone are expected to provide the short term 
development opportunities.  

	  
Principal 
Policies 

Site 
Ref 

Name Type Size 
(ha) 

Indicativ
e 
Phasing 

Further 
Information 

 Sites within the Enterprise Zone  
SRC1 EDO 1 i54 Employment 

Development 
Site  

1 Pre 2016 Existing 
commitment: 1ha 
within 
Wolverhampton, 
remainder within 
South 
Staffordshire 

EDO 2 Rear of IMI 
Marstons 

Employment 
Development 
Site 

7.2 Pre 2016 High quality 
design adjacent 
to canal having 
regard to BCCS 
Policies ENV2 
and ENV4. 

EDO 3 Lupus Park Employment 
Development 
Site  

4.4 Pre 2016 Existing 
commitment 

EDO 4 Wolverhampt
on Business 
Park 

Employment 
Development 
Site  

4.2 Pre 2016 Existing 
commitment 
(includes B1(a) 
Office use) 
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EDO 5 The Gateway 
(Tree Tops) 

Employment 
Development 
Site  

1.4 Pre 2016 Existing 
commitment 
(includes B1(a) 
Office and hotel 
uses) 

 Sites outside the Enterprise Zone 
SRC1 EDO 6 Citigate Park Employment 

Development 
Site 

4.1 Pre 2016 High quality 
design adjacent 
to canal having 
regard to BCCS 
Policies ENV2 
and ENV4. 

EDO 7 Bettles Site Employment 
Development 
Site 

1.5 Post 
2016 

Existing 
commitment (To 
include 
compensatory 
provision for loss 
of SLINC on site) 

EDO 8 Fmr Corus 
building 

Employment 
Development 
Site 

2.4 Post 
2016 

 

EIA 1 Fordhouses 
EIA 

Employment 
Investment 
Area 

15.5 By 2026 High quality 
design adjacent 
to canal having 
regard to BCCS 
Policy ENV4. 

	  
Social and Environmental Proposals 
Social and environmental proposals in this Character Area support the existing areas 
of open space, enhance and protect nature conservation assets (particularly the 
identification of the Canal network), contribute to reducing the urban heat island 
effect and identify local heritage / townscape features, predominantly focussed 
around key open spaces in the area, for protection and enhancement.  

	  
Principal 
Policies 

Site 
Ref 

Name Type Further Information 

SRC11 INF 1 Bushbury Substation Key Infrastructure  Proposals will be 
supported where 
national and local 
Green Belt policies 
are satisfied. 

SRC9 
BCCS 
Policy 
ENV1 
UDP 
Policies 
R3/R5 

OS 1 Broadlands Open Space Open Space   
OS 2 Greenfield Lane Golf 

Course 
Open Space   

OS 3 Lucas Sports Ground Open Space Private Sports 
Ground 

 OS 4 Wobaston Road Sports 
Ground 

Open Space Site is outside 
Wolverhampton 
City boundary and 
shown for context; 
South Staffordshire 
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policies apply 

SRC9 
BCCS 
Policy 
ENV1 
UDP 
Policies 
R3/R5 

OS 5 Pendeford Lane Sports 
Ground 

Open Space   

OS 6 Wobaston Road Open 
Space 

Open Space   

OS 7 Marsh Lane Open 
Space 

Open Space  

OS 8 The Droveway 
Allotments 

Open Space Allotments 

OS 9 Fordhouses Cricket 
Club, Pendeford 

Open Space  Private Sports 
Ground 

OS 11 Pendeford Business 
Park Natural Area 

Open Space   

OS 12 Pendeford Business 
Park Buffer 

Open Space  

BCCS 
ENV1 

NAT 1 Land West of Stafford 
Road 

Nature Conservation Site of Local 
Importance for 
Nature 
Conservation 
(SLINC) 

NAT 2 Land at Pendeford Lane Nature Conservation Site of Local 
Importance for 
Nature 
Conservation 
(SLINC) 

SRC7 LCD 1 Wobaston Road Playing 
Fields 

Characterisation 
Study Asset 

Category 1 

LCD 2 Wobaston Road Sports 
Ground 

Characterisation 
Study Asset 

Category 1 

LCD 4 Goodrich Sports Ground Characterisation 
Study Asset 

Category 2 & 3 

LCD 5 Greenfield Lane Golf 
Course 

Characterisation 
Study Asset 

Category 2 & 3 

LCD 6 Marsh Lane Canal 
Bridge 

Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 7 Flats Development, Bee 
Lane / Stafford Road 

Characterisation 
Study Asset 

Category 2 & 3 

SRC8 
BCCS 
ENV4 

CON 
1 

Worcestershire and 
Staffordshire Canal 
Conservation Area 

Conservation Area Heritage Asset and 
Site of Importance 
for Nature 
Conservation 
(SINC) 

	  
Transport Proposals 
The proposed transport infrastructure provides access to employment sites in this key 
gateway from both within Wolverhampton and outside by road and public transport as 
well as providing local walking and cycling links and addressing road safety concerns. 
This infrastructure is important to unlocking the development potential of these major 
employment sites. 
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Principal 
Policies 

Site 
Ref 

Name Type Indicative 
Phasing 

SRC2 TI 1 i54-City enhanced 
public transport corridor 

Public transport corridor 
along the A449  

By 2026 

TI 2 Motorway Access to i54 Proposal shown for context – 
not in AAP area 

By 2016 

TI 3 Wobaston Road / Vine 
Island 

Improvements to capacity, 
pedestrian safety and public 
transport priority 

By 2016 

TI 4 Stafford Road / 
Goodrich / Springfield 
Lane Junction 

Junction Improvement By 2016 

TI 5 Staffordshire and 
Worcestershire Canal 

Canal improvements to 
provide enhancements for 
pedestrians and cyclists.  

By 2026 

	  
Masterplan and Design Considerations 
Junction 2 is the key city wide gateway to the north of Wolverhampton and is of a 
mixed business / industrial nature with some higher quality buildings and business 
environments. Development opportunities overlooking the roundabout from the south 
west provide the potential to establish a striking landmark in this prominent location 
linked to i54. The industrial approach between the junction and the Bee Lane focal 
point and the frontage along Wobaston Road to the i54 entrance provide 
opportunities to upgrade the user experience through public realm and access 
improvements and targeted new development. 

	  
Principal 
Policies 

Site 
Ref 

Name Type 

SRC6 D 1 M54 J2 Gateway 
D 2 I54 entrance from Wobaston Road 

Local Focal Point D 3 Wobaston Road / Stafford Road Junction  
D 4 Greenfield Lane 
D 5 Staffordshire & Worcester Canal at Wobaston 

Road 
Canal Focal Points 
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Fordhouses 
	  

Vision  
 This residential based Character Area will be supported by existing employment 
premises to the east of the West Coast Main Line. Investment directed to Three 
Tuns Centre will provide the local amenities needed to support existing and new 
communities in the Stafford Road Corridor.  
 
Development Outputs  
• 2.9ha of Employment Land 
• Investment in Three Tuns Centre 
• Protection of and investment in open spaces and local character / townscape 

features 
• Delivery of transport proposals to support and ensure the successful delivery of 

development 
 

Development Parameters  
• Three Tuns Centre acts as a local focus point along the Stafford Road 
• Local heritage/townscape assets identified for protection and enhancement 
• No areas of flood risk although there are site specific recommendations in the 

SFRA which need to be considered.  
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Area Designations 
Usam Trading Estate and Wood Lane is to be protected for employment uses, mainly 
to provide local employment opportunities. Three Tuns Centre is to be retained as a 
Centre, and is identified for improvements in Policy SRC3.  

	  
Principal 
Policies 

Area 
Ref 

Name Type Size 

SRC1 
BCCS 
EMP3 

LQEA 1 Usam Trading Estate and 
Wood Lane 

Local Quality Employment 
Land 

2.9ha 

SRC3 DLC 1 Three Tuns (Stafford Road) 
Centre 

District Centre N/A 

	  
Development Sites/Opportunities 
None 
 
Social and Environmental Proposals  
Social and environmental proposals in this Character Area will support the existing 
areas of open space and identify local heritage / townscape features, predominantly 
focussed around some key local buildings in the area.  

	  
Principal 
Policies 

Site Ref Name Type Further Information 

SRC9 
BCCS 
ENV6 
UDP 
Policies 
R3/R5 

OS 6 Wobaston Road Open 
Space 

Open Space   

OS 10 Patshull Avenue Playing 
Fields 

Open Space  

OS 13 St Anthony's Roman 
Catholic Primary School 

Open Space   

OS 14 Bee Lane Playing Fields Open Space   
OS 15 Harrowby Road Allotments Open Space Allotments 
OS 16 Shelley Road Open Space Open Space  
OS 17 Kipling Road Open Space Open Space  

SRC7 LCD 3 Patshull Avenue Playing 
Fields 

Characterisation 
Study Asset 

Category 1 

LCD 8 St Anthony's Roman 
Catholic Church 

Characterisation 
Study Asset 

Category 2 & 3 

LCD 9 Elston Hall Primary School Characterisation 
Study Asset 

Category 1 
Locally Listed 
Building 
Heritage Asset 

LCD 10 Former Three Tuns Inn Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 11 Church of the Epiphany and 
Vicarage 

Characterisation 
Study Asset 

Category 2 & 3 

LCD 12 436 Stafford Road Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 13 448-462 Stafford Road and 
1-3 Church Road 

Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 14 Woodbine Inn, Wood Lane Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 15 Bee Lane Playing Fields Characterisation Category 1 
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Study Asset 
LCD 16 Railway Cottages and 

Adjacent Former Pumping 
Station, Wood Lane 

Characterisation 
Study Asset 

Category 2 & 3 
Heritage Assets 

	  
Transport Proposals 
The proposed transport infrastructure will provide improved access, by road and 
public transport, along the strategic Stafford Road Corridor, to employment areas to 
the north as well as to residential and other development sites within the area. They 
will also improve local walking and cycle access, as well as road safety, and address 
the barriers to local travel presented by the busy Stafford Road. 

	  
Principal 
Policies 

Site 
Ref 

Name Type Indicative 
Phasing 

SRC2 TI 1 i54-City Centre enhanced public 
transport corridor 

Public Transport Corridor 
along A449  

By 2026 

TI 6 Stafford Road / Three Tuns Lane / 
Marsh Lane Island 

Improve pedestrian 
facilities and traffic 
capacity 

By 2016 

TI 7 Stafford Road / Oxley Moor Road Junction Improvement By 2026 
TI 9 Safety Improvements to Stafford 

Road 
Review gaps in Stafford 
Road Central Reservation 
and close if there is a 
safety imperative 

By 2016 

	  
Masterplan and Design Considerations 
Fordhouses emphasises the transition from a business to a neighbourhood 
environment focused around the Three Tuns Centre. The Centre provides the 
opportunity to greatly enhance this focal point both as a corridor marker and a hub for 
surrounding neighbourhoods and passing trade, both through public realm and 
frontage improvements.  

	  
Principal 
Policies 

Site Ref Name Type 

SRC6 D 6 Bee Lane 

Local Focal Points D 7 Three Tuns Centre 
D 8 Three Tuns Lane / 

Elston Hall Lane 
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Goodyear & Fordhouse Road 
	  

Vision  
The Goodyear mixed use development is the catalyst for the regeneration of the 
wider Character Area. Further housing will have been developed on Showell Road, 
with areas of employment land protected and invested in on Fordhouses Road. The 
quality of the built and natural environment will have been significantly enhanced, 
embodied in the new Neighbourhood Park. 
 
Development Outputs  

• 16.5ha of Employment Land 
• 1.9ha of Employment Development Opportunities 
• Delivery of 890 new homes, providing approximately 7ha of open space. 
• Protection of and investment in a new Neighbourhood Park and local 

character / townscape features. 
• Delivery of transport proposals to support and ensure the successful delivery 

of development 
 

Development Parameters  
• Development opportunities in the area have moderate to higher risks 

associated with contamination / geotechnical issues.  
• The Goodyear Island acts as a local focus for people travelling along the 

Stafford Road.  
• Local heritage/townscape assets identified 
• No areas of flood risk although there are site specific recommendations in the 

SFRA which need to be considered.  
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Area Designations 
The Goodyear Factory has recently undergone refurbishment and represents a 
significant investment in the area. The Fordhouses Road employment area is 
protected for employment, and offers local quality employment opportunities.  

	  
Principal 
Policies 

Area Ref Name Type Size 
(ha) 

SRC1 
BCCS 
EMP2 

HQEA 4 Goodyear Factory High Quality Employment Land 8.4 

SRC1 
BCCS 
EMP3 

LQEA 2 Fordhouses Road 
Employment Area 

Local Quality Employment Land 8.1 

	  
Development Sites/Opportunities 
The Goodyear mixed use development is the largest development site in this area, 
and provides the potential to deliver new homes and other infrastructure in the area. 
The development of housing on employment sites on Showell Road will replace out 
of date accommodation which needs significant investment.  

	  
Principal 
Policies 

Site 
Ref 

Name Type Capacity 
ha/(dws)  

Indicative 
Phasing 

Further 
Information 

SRC4 HP1 Goodyear Mixed 
Use 
Redevelopment  

Housing and 
Neighbourhood 
Centre  

18.8/ 
(685) 

By 2021 Existing 
commitme
nt: Under 
constructio
n 

HP2 Promise House 
– South  

Housing  0.5/(40) By 2016 Existing 
commitme
nt: Under 
constructio
n 

HP 3 Showell Road / 
Busbury Lane 

Housing  2.1/(75) Post 
2016 

0.3 ha 
open 
space 

HP 4 Armitage 
Shanks 

Housing  2.4/(92) Pre 2016 Existing 
Commitme
nt 

SRC1 EDO 
9 

Fordhouses 
Road 

Employment 
Development 
Site 

1.9 Post 
2016 

 

	  
Social and Environmental Proposals 
Social and environmental proposals in this Character Area mainly revolve around 
local heritage / townscape features, predominantly focussed around some key local 
buildings and structures in the area. This includes the Goodyear Clock Tower.  

	  
Principal 
Policies 

Site 
Ref 

Name Type Further 
Information 

SRC9 
BCCS 
ENV1 

OS 18 Goodyear Sports Ground Private Sports 
Ground 

 

OS 19 Goodyear Neighbourhood Park Open Space Planning 
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UDP 
R3/R5 

permission 
granted for 
approximately 
6ha 

OS 20 Oxley Primary School Open Space  
BCCS 
ENV1 

NAT 3 Bushbury Sidings Nature 
Conservation 

Site of Local 
Importance for 
Nature 
Conservation 
(SLINC) 

NAT 4 Goodyear Nature 
Conservation 

Site of Local 
Importance for 
Nature 
Conservation 
(SLINC) 

SRC7 LCD 
17 

3-127 Bushbury Lane Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 
33 

The Island House Public House Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 
35 

166-172 Stafford Road Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 
20 

Oxley Primary School Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 
21 

190-236 Stafford Road Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 
22 

Goodyear Clock Tower  Characterisation 
Study Asset 

Category 1 
Locally Listed 
Building 
Heritage Asset 

LCD 
23 

26-154 Showell Road Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

	  
Transport Proposals 
The proposed transport infrastructure will provide improved access, by road and 
public transport, along the strategic Stafford Road corridor, to employment areas to 
the north as well as to residential and other development sites within the area. They 
willalso improve local walking and cycle access, as well as road safety, and address 
the barriers to local travel presented by the busy Stafford Road. 

	  
Principal 
Policies 

Site 
Ref 

Name Type Indicative Phasing 

SRC2 TI 1 i54-City 
enhanced public 
transport corridor 

Public transport corridor 
along the A449  

By 2026 

TI 8 Goodyear Island Road Safety Improvements By 2016 
TI 9 Safety 

Improvements to 
the A449 Stafford 
Road 

Review gaps in Stafford 
Road Central Reservation 
and close if there is a safety 
imperative 

By 2016 
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Masterplan and Design Considerations 
The Goodyear factory has provided a landmark for north Wolverhampton for 
decades. Redevelopment at Goodyear will be of a scale that can create a new 
neighbourhood character for this area. Much of the site is hidden from Stafford Road 
and the corridor along this suburban stretch in particular is in need of a lift in 
environmental quality and character. Goodyear and nearby sites provide a scale of 
opportunity that can transform and announce the neighbourhood environment in this 
area. New development needs to be linked to surrounding attractions such as Three 
Tuns Centre, the canal and Fowler Playing Fields, as well as neighbourhoods to the 
east of the rail line along Bushbury Lane. 

	  
Principal 
Policies 

Site Ref Name Type 

SRC6 D 9 Goodyear Island Local Focal Points 
D 10 Bushbury Lane Bridge 
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Wolverhampton Science Park and Dunstall & 
Wulfrun Trading Estates  

	  
Vision 
Wolverhampton Science Park will be the focus of an improved quality of 
employment offer in this area. Improvements to Dunstall and Wulfrun Trading 
Estates and the employment areas around Shaw Road / Bushbury Land and 
Crown Street / Cross Street North will also have improved the physical 
environment of the area, supporting environment and townscape improvements.  
 
Development Outputs  

• 56.4ha of Employment Land 
• 26.7ha Employment Development Opportunities and Investment Areas 
• Protection of and investment in open spaces and local character/townscape 

features 
• New nature conservation assets identified. 
• Delivery of transport proposals to support and ensure the successful 

delivery of development 
 

Development Parameters  
• The majority of the development opportunities in the area have moderate risks 

associated with contamination / geotechnical, although some areas have higher 
risks.  
• The Character Area is a key gateway into Wolverhampton City Centre, as such 

a high quality design is important. The Wolverhampton Locks Conservation Area 
will influence design of development sites along the canal.   Other nationally 
significant and local heritage/townscape assets are also identified for protection 
and enhancement. 
• Areas of flood risk affect some development opportunities, site specific 

recommendations from the SFRA need to be considered.  
• Potential for connection to a City Centre district heating network if such a 

network is established. 
• Investment in environmental infrastructure including open space, green roofs 

and street rain gardens  
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Area / Site Designations 
The High Quality Employment Areas that are protected through the AAP will have a 
focus on high technology / high end manufacturing, with Local Quality Employment 
Areas offering local employment opportunities. Existing Strategic Waste Management 
facilities area also identified for protection in the area.  The building out of the 
Employment Development Sites, and the refurbishment / investment in existing 
premises in the Employment Investment Areas will ensure that areas such as the 
Dunstall and Wulfrun trading Estates become high quality. 

	  
Principal 
Policies 

Area 
Ref 

Name Type Size 
(ha) 

SRC1 
BCCS 
EMP2 

HQEA 
5 

Wolverhampton Science 
Park 

High Quality Employment 
Land 

18.8 

HQEA 
6 

Shaw Road / Bushbury 
Lane Employment Area 

High Quality Employment 
Land 

12.9 

HQEA 
7 

Dunstall and Wulfrun 
Trading Estates 

High Quality Employment 
Land 

17.3 

SRC1 
BCCS 
EMP3 

LQEA 
3 

Crown Street / Cross 
Street North 

Local Quality Employment 
Land 

7.4 

BCCS 
WM2 

SW 1 Crown Street Energy 
from Waste Facility 

Existing Strategic Waste 
Management Facility 

N/A 

SW 2 Crown Street Transfer 
Station 

Existing Strategic Waste 
Management Facility 

N/A 

SW 3 Shaw Road Household 
Waste Recycling 
Centre 

Existing Strategic Waste 
Management Facility 

N/A 

	  
Development Sites/Opportunities 
Development sites and opportunities in the area will secure investment in 
employment opportunities that could include high technology/high end 
manufacturing. Typically the sites tend to offer the potential to meet small to medium 
occupation needs and the sites at Wolverhampton Science Park offer short term 
opportunities.  

	  
Principal 
Policies 

Site 
Ref 

Name Type Size ha 
/(pitches) 

Indicative 
Phasing 

Further 
Information 

SRC4 HP5 Bushbury 
Reservoir 

Housing 12 Pre 2016 Existing 
commitment, 
12 gypsy and 
traveller 
permanent 
pitches 

SRC1 EDO 
10 

WSP – Gas 
Holders 

Employment 
Development 
Site 

2.6 Pre 2016  

EDO 
11 

WSP 
Stratosphere 

Employment 
Development 
Site  

0.4 Pre 2016 High quality 
design 
adjacent to 
canal having 
regard to 
Policies 
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ENV2 and 
ENV4.  
Specific 
guidance in 
Wolverhampt
on Locks 
Conservation 
Area 
Appraisal to 
be 
incorporated 
into design 
and layout of 
site 

EDO 
12 

WSP 
Mammoth 
Drive 

Employment 
Development 
Site  

0.8 Pre 2016 Existing 
Commitment 
commitment 
includes 
B1(a) Office 
use 

EDO 
13 

WSP 
Opportunity 
Site 

Employment 
Development 
Site 

1.1 Pre 2016  

EDO 
14 

Cross Street 
North 

Employment 
Development 
Site 

2.8 Pre 2016 High quality 
design 
adjacent to 
canal having 
regard to 
Policies 
ENV2 and 
ENV4.  
Specific 
guidance in 
Wolverhampt
on Locks 
Conservation 
Area 
Appraisal to 
be 
incorporated 
into design 
and layout of 
site. 

EDO 
15 

Foxs Lane / 
Crown Street 

Employment 
Development 
Site 

0.4 Post 2016  

EDO 
16 

Shaw Road / 
Bushbury 
Lane 

Employment 
Development 
Site 

0.8 Post 2016  

EDO 
17 

East of 
Wulfrun 
Trading 
Estate 

Employment 
Development 
Site 

1.4 Post 2016  

EDO Shaw Road Employment 0.8 Post 2016  
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18 Development 
Site 

EDO 
19 

Showell Rd 
Ind Est  

Employment 
Development 
Site 

2.1 Post 2016  

EDO 
20 

Transco Site Employment 
Development 
Site 

1.9 Post 2016 High quality 
design 
adjacent to 
canal having 
regard to 
BCCS 
Policies 
ENV2 and 
ENV4.  
Specific 
guidance in 
Wolverhampt
on Locks 
Conservation 
Area 
Appraisal to 
be 
incorporated 
into design 
and layout of 
site. 

EIA 2 Gorsebrook 
Road 

Employment 
Investment 
Area 

0.7 By 2026 High quality 
design 
adjacent to 
canal having 
regard to 
BCCS 
Policies 
ENV2 and 
ENV4.  
Specific 
guidance in 
Wolverhampt
on Locks 
Conservation 
Area 
Appraisal to 
be 
incorporated 
into design 
and layout of 
site. 

EIA 3 Dunstall 
Trading 
Estate 

Employment 
Investment 
Area 

4.3 By 2026  

EIA 4 Crown Street 
/ Cross St 
North 

Employment 
Investment 
Area 

1.3 By 2026  

EIA 5 Wulfrun Employment 3.2 By 2026  
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Trading 
Estate 

Investment 
Area 

EIA 6 Shaw Road Employment 
Investment 
Area 

2.1 By 2026  

	  
Social and Environmental Proposals 
Social and environmental proposals in this Character Area mainly revolve around 
nature conservation designations and local heritage / townscape features. There are 
some key local features including a number of local heritage / townscape features 
which are in addition to the designated heritage assets including the Conservation 
Area and several statutorily listed structures. The large number of EDOs and EIAs 
provide the opportunity to significantly increase the environmental infrastructure 
within existing employment areas. 

	  
Principal 
Policies 

Site Ref Name Designation Further Information 

SRC9 
BCCS 
ENV1 
UDP 
R3/R5 

OS 21 Moorland Avenue Open 
Space 

Open Space   

OS 22 Old Fallings Park Sports 
and Social Club Bowling 
Green 

Open Space   

OS 23 South Street Open Space Open Space  
OS 24 Glentworth Gardens 

Open Space 
Open Space  

OS 25 Wolverhampton Science 
Park 1 

Open Space  

OS 26 Wolverhampton Science 
Park 3 

Open Space  

OS 27 Dunstall Hill Open Space Open Space   
OS 28 Stafford Road/Dunstall 

Hill 
Open Space  

OS 29 Wolverhampton Science 
Park 2 

Open Space  

BCCS 
ENV1 

NAT 5 Bushbury Junction 
Reservoir 

Nature 
Conservation 
Designation 

Site of Local 
Importance for Nature 
Conservation (SLINC) 

NAT 6 Land at Wolverhampton 
Science Park 

Nature 
Conservation 
Designation 

Site of Local 
Importance for Nature 
Conservation (SLINC) 

NAT 7 Stafford Road Cutting  Nature 
Conservation 
Designation 

Site of Importance for 
Nature Conservation 
(SINC) & Site of Local 
Importance for Nature 
Conservation (SLINC) 

SRC7 LCD 34 Mosque, Five Ways Characterisation 
Study Asset 

Category 2 & 3 

LCD 19 Oxley House and 
Gardens 

Characterisation 
Study Asset 

Category 1 
Statutory Listed 
Building 
Heritage Asset 

LCD 36 Wolverhampton Science 
Park 

Characterisation 
Study Asset 

Category 2 & 3 
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LCD 37 Railway Viaduct, WSP Characterisation 
Study Asset 

Category 1 
Statutory Listed 
Building 
Heritage Asset 

LCD 38 Oxley Viaduct Characterisation 
Study Asset 

Category 1  
Statutory Listed 
Building 
Heritage Asset 

LCD 39 Lady Wulfrun Memorial Characterisation 
Study Asset 

Statutory Listed 
Building 
Heritage Asset 

BCCS 
ENV4 
SRC8 

CON 2 Wolverhampton Locks / 
Birmingham Canal 

Conservation 
Area 

Focal Point for the 
area.   
Conservation area  
Statutorily listed 
building 
Heritage Asset and 
Site of Importance for 
Nature Conservation 
(SINC) 

	  
Transport Proposals 
The proposed transport infrastructure will provide improved access, by road and 
public transport, along the strategic Stafford Road corridor, to employment areas to 
the north and to other employment sites within the area. They will also improve local 
walking and cycle access, as well as road safety, and address the barriers to local 
travel presented by the busy Stafford Road. 

	  
Principal 
Policies 

Site 
Ref 

Name Type Indicative 
Phasing 

SRC2 TI 1 i54-City Centre 
enhanced public 
transport corridor 

Public transport corridor along 
the A449  

By 2026 

TI 10 WSP Park & Ride  Review role of existing Park and 
Ride site 

By 2016 

TI 11 Cross Street North / 
Cannock Road 

Junction Improvements, 
including pedestrian 
enhancements 

2021-2026 

TI 12 Bushbury Lane 
Island 

Junction Improvements By 2026 

TI 13 Stafford Road / 
Gorsebrook Road 
Island 

Junction Improvements By 2026 

TI 14 Five Ways Island Junction Improvements By 2026 
TI 15 Birmingham Canal Canal improvements to provide 

enhancements for pedestrians 
and cyclists.  

By 2026 

	  
Masterplan and Design Considerations 
Criss-crossed by rail viaducts and the canal, this area has a strong character 
reflecting the city's impressive industrial heritage. This directly affects the Stafford 
Road - especially with the bridges - and local focal points such as canal locks and 
significant open space.  
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The Science Park provides a contemporary example of a quality business 
environment that addresses the canal. Five Ways Island provides a strong positive 
gateway to the city centre itself. Further proposed development around the Science 
Park provides the opportunity to add to the quality of the business environment and in 
particular to positively address the canal and the focal point at Bushbury Lane / 
Stafford Road. Existing trading estates provide opportunities for enhanced canal side 
business environments overlooking Fowler Playing Fields and frontage 
enhancements along Stafford Road. The impact of historic bridges as they cross key 
routes should be utilised to the full.  

	  
Principal 
Policies 

Site Ref Name Type 

SRC6 D 11 Five Ways Island Gateway 
D 12 Bushbury Lane Island Local Focal 

Points D 13 Railway bridges crossing Stafford Road 
D 14 Junction of Birmingham Canal and Oxley Viaduct 

at Jones Road 
Canal Focal 
Points 
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Fowlers Playing Fields, Park Village and Fallings 
Park  

	  
Vision 
A mixed use area will have been developed to the east of the West Coast Rail 
Line, developing housing and protecting and securing investment in the retained 
employment areas to support local companies. This investment will be supported 
by progressive improvements to Park Village which respect its local heritage / 
townscape importance. Fowlers Playing Fields will have been enhanced and 
invested in to make it part of the local community.  
 
Development Outputs  
• Delivery of approximately 345 new homes, providing approximately 2ha of open 

space. 
• 11.5ha of Employment Land 
• 3.8ha of Employment Investment Area 
§ Protection of and investment in a Fowlers Playing Fields to make it part of the 

existing and planned communities. Local character / townscape features will also 
be protected and enhanced along with the extension to the Wolverhampton Locks 
Conservation Area.  

§ Delivery of small scale transport proposals  
 

Development Parameters  
§ Development opportunities in the area have moderate risks associated with 

contamination / geotechnical issues.  
§ Fowlers Playing Fields open space acts as the main townscape feature. The 

Wolverhampton Locks Conservation Area extends into this open space. Other 
local heritage / townscape sites are also identified.  

§ No areas of flood risk affecting development sites although there are site specific 
recommendations in the SFRA and the Surface Water Management Plan which 
need to be considered.  

§ Potential for connection to a City Centre district heating network if such a network 
is established. 
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Area Designations 
These mainly relate to the employment areas the plan needs to protect, and will offer 
accommodation for local employment opportunities. Park Village will be identified as 
a Housing Improvement Area to support appropriate investment to improve the 
physical and social environment. 

	  
Principal 
Policies 

Area 
Ref 

Name Type Size 
(ha) 

SRC1 
BCCS 
EMP3 

LQEA 4 Fallings Park, Guys Motors and 
Merry Hills Industrial Estates 

Local Quality 
Employment Land  

4.1 

LQEA 5 Bridge St / Bank St / Wood St Local Quality 
Employment Land  

3.6 

LQEA 6 ACS&T, Park Lane Local Quality 
Employment Land  

3.8 

SRC5 HIA 1 Park Village Housing Improvement 
Area 

15.4 

	  
Development Sites/Opportunities 
Development sites in the area relate to the opportunity to provide housing 
development. There are a number of large sites, all of which are expected to come 
forward at different times. It will therefore be important to provide a clear framework 
to achieve the successful and coordinated regeneration of this area. The 
Employment Investment Area at ACS&T is identified to support existing plans by the 
company to invest in their site.   
	  
Principal 
Policies 

Site 
Ref 

Name Type Capacity 
ha/(dwell
ings) 

Indicative 
Phasing 

Further Information 

SRC4 HP 6 Bus 
Depot  

Housing  2.8/(95) Post 2021 Approximately 0.4 ha 
of open space with 
possible links to 
Fowlers Playing Field 
 
Appropriate design 
including, layout and 
orientation of 
buildings, landscaping 
and buffer zones to 
ensure the 
development does not 
prejudice the 
continued operation of 
adjacent uses and to 
ensure a suitable 
quality of environment 
for future occupiers. 
 
Dependent on bus 
depot relocation 

HP 7 Bluebird 
Trading 
Estate 
and Site 

Housing  3.6/(130) By 2021 Approximately 0.5ha 
of open space linked 
to Fowlers Playing 
Field. 



 Stafford Road Corridor Area Action Plan | 70   

to Rear  
Appropriate design 
including, layout and 
orientation of 
buildings, landscaping 
and buffer zones to 
ensure the 
development does not 
prejudice the 
continued operation of 
adjacent uses and to 
ensure a suitable 
quality of environment 
for future occupiers. 
 
Maintain and enhance 
Local heritage assets 
through retention and 
reuse 

HP 8 Assa 
Abloy 
Building 
and 
Former 
Petrol 
Filling 
Station 

Housing  3.1/(110) Post 2021 Approximately 0.5ha 
of open Space with 
possible links to 
Fowlers Playing Field 
 
Appropriate design 
including, layout and 
orientation of 
buildings, landscaping 
and buffer zones to 
ensure the 
development does not 
prejudice the 
continued operation of 
adjacent uses and to 
ensure a suitable 
quality of environment 
for future occupiers. 
 
Maintain and enhance 
Local heritage assets 
through retention and 
reuse 

SRC1 EIA 7 ACS&T, 
Park 
Lane 

Employm
ent 
Investme
nt Area 

3.8 Post 2016  

	  
Social and Environmental Proposals 
Social and environmental proposals in this area mainly revolve around Fowlers 
Playing Fields with the need to secure investment in the site highlighted. There are 
also local heritage / townscape features mainly relating to building and street 
frontages in the area.  

	  
Principal Site Ref Name Type Further Information 
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Policies 
SRC9 
BCCS 
ENV1 
UDP 
R3/R5 

OS 30  Joan O’Callaghan 
Playground  

Open Space  

OS 31 Fowlers Playing Fields Open Space 
 

Improved 
pedestrian and 
cycling access to 
Cannock Road / 
Springfield Brewery 
and Park Lane / 
Guy Avenue. 
Potentially provide 
a route through the 
open space for 
cyclists as an 
alternative to the 
canal towpath. 
Security and other 
improvements to 
increase use of site. 

OS 32 Natural Area Adjoining 
Fowlers Park 

Open Space  

OS 33 Park Village Multi Use 
Games Area 

Open Space  

BCCS 
EN1 

NAT 8 Land at Fowlers Playing 
Fields 

Nature 
Conservation 

Site of Local 
Importance for 
Nature 
Conservation 
(SLINC) 

BCCS 
ENV4 
SRC7 

CON 2 Wolverhampton Locks / 
Birmingham Canal 

Conservation Area  Focal Point for 
area.  
Conservation area  
Statutorily listed 
buildings 
Heritage Asset and 
Site of Importance 
for Nature 
Conservation 
(SINC) 

SRC7 LCD 18 Railway Bridges, Showell 
Road 

Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 24 Clinic, Park Lane Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 25 Guys Motors Industrial 
Building 

Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 26 Bluebird Trading Estate – 
Street Frontage 

Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 27 Park Village Youth 
Community Centre 

Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 28 443-449 Cannock Road Characterisation 
Study Asset 

Category 2 & 3 
Heritage Asset 

LCD 29 Methodist Church, 
Stratton Street 

Characterisation 
Study Asset 

Category 2 & 3 
Locally Listed 
Building 
Heritage Asset 



 Stafford Road Corridor Area Action Plan | 72   

LCD 30 Lewisham Arms Public 
House, Stratton Street 

Characterisation 
Study Asset 

Category 2 & 3 
Locally Listed 
Building 
Heritage Asset 

LCD 31 Park Village - Areas of 
late 19th Century/early 
20th Century Housing 

Characterisation 
Study Asset 

Category 1 
Heritage Asset 

LCD 32 Fowlers Playing Fields Characterisation 
Study Asset 

Category 1 
Sites of 
archaeological 
interest included 
within conservation 
area designation 
and Local List. 
Heritage Asset 

	  
Transport Proposals 
The proposed transport infrastructure provides improved access, by road and public 
transport, along the Cannock Road corridor, in particular to housing development 
opportunities and retained employment areas. They will also improve local walking 
and cycle access, as well as road safety, and address the barriers to local travel 
presented by the busy Cannock Road. 

	  
Principal 
Policies 

Site 
Ref 

Name Type Phasing 

SRC2 TI 15 Birmingham Canal Canal improvements to 
provide enhancements for 
pedestrians and cyclists.  

By 2026 

TI 16 Cannock Road / 
Cambridge Street 

Junction Improvements, 
including pedestrian 
enhancements 

Post 2021 

	  
Masterplan and Design Considerations 
Fowlers Playing Fields and its canal based industrial heritage provides an 
underutilised hub for the area, surrounded by Park Village to the south - with its 
strong grid character but in need of renewal - and low grade rail-side trading estates 
to the east. The inward looking nature of these land uses provides much scope for 
positive change. Fowlers Playing Fields has the opportunity to be more intensively 
used with targeted new employment and residential developments providing 
overlooking and improved safety. Improved connections from surrounding areas 
targeted for improvement would further support this, as well as providing links and 
views to the canal, offering interpretation of the heritage of the area and appropriate 
signage to nearby facilities. Trading estates to the east provide the potential for 
growing Park Village and transforming the city approach along the Cannock Road 
corridor.  

	  
Principal 
Policies 

Site 
Ref 

Name Type 

SRC6 D 17 Park Lane / Guy Avenue Junction Local Focal 
Points 

D 15 Fox’s Lane access to Fowlers Playing Fields Canal Focal 
Points D 16 Birmingham Canal at Cannock Road 
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Part Four 
Infrastructure, Delivery and Monitoring 
 

Policy SRC11 – Local Infrastructure Requirements 
and Delivery Priorities 
 
Policy Aim 
Ensure that developments in the AAP area are supported by the required 
infrastructure, which reflects the aspirations of the local community.  
 
The AAP will support the ability of infrastructure providers to meet the needs of 
growing communities and businesses in appropriate ways.  

	  
The Council will work with partners to deliver the required infrastructure to support 
investment and growth.  The key infrastructure improvements required are listed in 
Figure 19. 

 
Developers will be required to provide or contribute towards the provision of 
infrastructure, in accordance with the policies of this AAP, the BCCS and the UDP 
or replacement policies.  The Council will adopt a flexible approach to contributions 
where they can be shown, by means of a robust financial viability assessment, to 
render development for the allocated use unviable. 
 
Bushbury substation is identified as an area of infrastructure enhancement.  
Essential infrastructure to support the operational requirements of the substation 
will be supported subject to compliance with other relevant policies including the 
protection of Green Belt land.	  

	  
Requirements Delivery  
Transport improvements, including enhanced public 
transport corridor and junction improvements  

WCC / Developers 

Provision of affordable housing on new housing 
developments 

Developers / Housing 
Associations 

The need for additional primary school provision, 
through extending / investing in existing sites 

WCC  

Environmental Infrastructure 
• New open space providing a variety of EI functions 

(at least 15% of housing development land, which 
has been assumed in the capacity figures) 

• Deliver EI Projects (site specific) 
• Sustainable drainage systems to meet local and 

national standards 
• Open space improvements  

WCC / Developers 

Delivery of public art / public realm / gateway 
improvements to enhance the appearance of the area 

WCC / Developers / 
Environment Agency 

Renewable Energy, including the consideration of the WCC / Developers 



 Stafford Road Corridor Area Action Plan | 74   

use of district heating systems  
Site Remediation to Land Use standard, taking into 
account findings of the Geo-environmental Desktop 
Study  (site specific) 

Developers 

Flood Risk mitigation in line with recommendations in 
the Strategic Flood Risk Assessment (site specific) 

Developers / 
Environment Agency  

Improvements at Park Village (site specific)  WCC / Police / 
Landlords / Fuel Poverty 
Action Programmes / 
Others 

Improvements to Bushbury Substation (site specific) National Grid 
Figure 17: Key Infrastructure 

	  
Justification 
4.1 The Core Strategy Infrastructure and Deliverability Study concluded that the level 
of development and growth proposed in the Black Country did not require large scale 
infrastructure improvements, although local improvements might be needed to 
support particular areas or sites.  BCCS Policy DEL1 expects AAPs to ensure that 
key infrastructure is delivered by setting out what infrastructure is required.   
 
4.2 The Geo-environmental Desktop Study and the Land Interests Study have 
highlighted potential constraints and costs for development sites across the AAP 
area, based on detailed evidence. Ground conditions are sometimes complex and 
expensive to address.  Land contamination, drainage and service diversion also need 
to be addressed.  
 
4.3 The Land Interests Study has shown that there are reasonably sized areas of 
employment land made up of medium to large plots, with some developer interest, 
which have potential for land assembly. However, there are also areas with multiple 
small ownerships, or where key owners are resistant to development, or where 
response rates to the Study have been low. Anecdotal evidence indicates that 
residential land values are not currently sufficient to fully fund the relocation of 
businesses currently occupying small sites. 
 
4.4 The evidence can be used on a site by site basis to provide an estimate of 
financial viability which will vary as market conditions fluctuate over the plan period.  
The constraints revealed are wide-ranging and pose a risk to delivery of 
development, some more so than others. It is a clear that a partnership approach is 
needed to deliver the infrastructure needed in the area. The Council has a pivotal 
role to play in coordinating and potentially delivering this.  
 
4.5 National Grid requested that the Bushbury Substation site is identified as a Major 
Developed Site in the Green Belt. This is on the basis of the need for flexibility in 
Green Belt policy as there is likely to be a need to expand / develop the site to meet 
operational needs during the plan period. The site is identified in the AAP as being a 
significant infrastructure site where essential infrastructure improvements will be 
supported.  However, any developments requiring planning permission will need to 
satisfy relevant national and local Green Belt policy. 
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Delivery  
Details in the AAP Delivery Plan 
 
Monitoring 
The delivery of infrastructure will be monitored through the AAP Delivery Plan and relevant 
indicators for individual policies. 
 
AAP Delivery Plan 
4.6 The AAP Delivery Plan sets out in detail how the implementation of the AAP will be 
supported through the delivery of infrastructure needed to support the regeneration of the 
area, as well as addressing issues of viability, funding and phasing.  The Delivery Plan will be 
a ‘live’ document, updated on a regular basis as infrastructure requirements are identified, 
developed and delivered. 
 
Monitoring of the AAP 
4.7 Progress towards overall delivery of the AAP will be monitored in the Monitoring Reports 
produced annually by the Council.  
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Map of Policies 
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This document / information can be made available in languages
other than English, large print, Braille or audio.  If you require it in one
of these formats please contact:

Planning
Wolverhampton City Council
Civic Centre
St Peter’s Square
Wolverhampton
WV1 1RP

Email: planning@wolverhampton.gov.uk
Phone: 01902 555638




