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August 2010 briefing  

B:  A look at Strategic Housing Land Availability Assessments (SHLAAs) 
Incorporating the presentation and notes from Workshop B together with other information collated.

Introduction

· Strategic Housing Land Availability Assessments (SHLAAs) provide an important parallel process to LDFs at local planning-authority level (replacing the former urban capacity studies). Understanding and/or getting engaged in the process can be very useful, in addition to engaging with the LDF process itself. 

· The SHLAA process can be a complex and time-consuming process, but getting involved can help to influence some of the criteria and conclusions - particularly those that may deal with future housing allocation in the LDF. 
· It is important to understand however that the SHLAA itself is simply a technical assessment that looks at the availability of land for housing – but it may inform allocation through the LDF process.

· SHLAAs can also form part of the mechanism to deliver a Plan, Monitor and Manage approach – if backed by appropriate LDF policies. They have the potential to help implement LDF objectives and policies aimed at an urban focus that maximises use of urban brown-field land, with a sequential, phased approach. Engagement with SHLAAs can therefore be critical in helping to avoid dispersed development in the countryside. 
· CPRE Dorset, for example, has had representation on the Bournemouth and Poole Housing Market Area group since 2007 - allowing engagement with its SHLAA process. CPRE Devon has been the only ngo on the steering group of the Plymouth SHLAA and has been active in campaigning re LDF allocation proposals resulting from the South Hams SHLAA.

National policy and best practise guidance
· PPS3 (2006) requires local planning authorities to:

· identify specific, deliverable sites for the first five years of a plan that are ready for development;

· also identify specific, developable sites for years 6– 10, and ideally years 11–15, in order to enable the five year supply to be topped up;

· where it is not possible to identify specific sites for years 11–15 of the plan, indicate broad locations for future growth.

· It indicates that local authorities should not include an allowance for windfalls in the first 10 years of the plan, unless there are justifiable local circumstances that prevent specific sites being identified.

· The Strategic Housing Land Availability Assessment (SHLAA) is the mechanism by which sites are identified. Government issued practice guidance in 2007: Department of Communities and Local Government: Strategic Housing Land Availability Assessments Practice Guidance.gov.uk w.communities.gov.uk
Preparing a SHLAA

· Specifically, SHLAAs should:

· identify sites with potential for housing;

· assess the extent of their housing potential; and

· assess when they are likely to be developed.

· Assessments might be done for a sub-regional housing market area, but may be a local planning authority area.  At minimum, assessments should aim to identify sufficient specific sites for at least the first 10 years of a plan, from the anticipated date of its adoption.

· The practice guidance emphasises that an assessment should not be seen as a one-off study, and updating it should be an integral part of the Annual Monitoring Report process. 

· It also says that there are advantages in undertaking land availability assessments, for housing, employment, retail and other built uses, in parallel so that land availability and suitability can be considered across the whole range of land requirements.

· The core outputs of the Housing Assessment should be

· A list of sites, cross-referenced to maps showing locations and boundaries of specific sites (or broad locations where necessary)
· An assessment of the deliverability/developability of each identified site in terms of its suitability, availability and achievability in order to determine when an identified site is realistically expected to be developed

· The potential quantity of housing that could be delivered on each identified site or within each identified broad location or on windfall sites (where justified)

· Constraints on the delivery of identified sites

· Recommendations on how these constraints could be overcome and when

· The guidance goes on to say that the survey and Assessment should involve key stakeholders including house builders, social landlords, local property agents and local communities. CPRE should seek to have an input and some CPRE branches and district groups are already engaged.

· The figure from the Guidance below illustrates the preparation process.
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Progress in the South West

· The first round SHLAAs is only currently being completed across the South West. By mid 2009 about 11 had been completed (East Dorset, Forest of Dean, Mendip, Mid Devon, North Dorset, North Somerset, Poole, Purbeck, South Hams and West Devon, and Teignbridge). Others was expected later in 2009/ 2010 (for example, Christchurch, Cotswolds, Gloucester, North Devon, Plymouth, Sedgemoor, Stroud, Tewkesbury, Taunton, Torridge). It is therefore important to find out the current situation for your LDF area: annual updates may be being carried out for those completed, while preliminary reports may be available for those not yet complete. 

Policy assumptions
· SHLAAs ideally need to undertaken informed by an up-to-date local plan - so that individual sites can be assessed against policy and excluded where appropriate.  However, they were introduced in the South West at a time when LDF preparation for many local authorities was on hold pending the outcome of the RSS process. It is therefore very important to determine what policy assumptions your SHLAA is based on – this may have been, at least until recently, the housing figures in Proposed changes to draft RSS (2008)
. 

· In the case of the SHLAA for Bournemouth and Poole HMA, for example, policy filters were not applied in order not to prejudice ‘emerging policies’ ie green belt land was included. Any sites included still have to go through the planning policy filter before they become allocated for development within the LDF. So inclusion does not necessarily mean that development will automatically be granted.

Constrained land and Green Infrastructure
· Constraints/excluded sites/land might include: nationally designated sites such as SSSIs, Ramsar Sites, NNRs, Ancient Monuments and Areas of Outstanding Natural Beauty; river valleys and other land subject to flooding; land outside the development envelope (if the SHLAA follows a recently adopted LDF); and land important for its Green Infrastructure (GI) provision.  It is important that a GI study is developed in parallel to identify and exclude strategic Green Infrastructure (see our Briefing E).
Density assumptions, design and urban character
· The density assumptions used in a SHLAA are critical to working out the amount of housing that the land might accommodate. We have always campaigned for assumptions to maximise density according to the location - alongside good design. Despite the Government's recent changes to PPS3 on density and development in gardens, high housing densities can still be achieved in town and city centres with good public transport provision, and higher density, compact development can also be in achieved in more suburban areas through good design. (See accompanying table we submitted in our evidence at the RSS EiP in 2007).
· Scope often exists for redeveloping existing housing areas at higher densities and will be particularly important in some urban areas where opportunities for outward expansion are constrained. Land assembly may be a problem, eg as a result of right-to-buy policies, but use of these types of site might be considered for the later periods covered by the SHLAA. English Heritage recommends that an urban character study is carried out and contributes to the SHLAA to help inform decisions on density assumptions. 

Consultants and methodology

· Planning authorities may use consultants for all or parts of the work.  Consultants used in the South West include Baker Associates (Plymouth), Entec (used by Cornwall in 2009 to look at potential in and around the 17 key towns identified in the emerging core strategy) and the Prince's Foundation (used to advise on South Hams). The different approaches used can influence the final outcome.
Small sites and wind falls
· A difficulty for CPRE is that when PPS3 was published (2006) an estimate of housing that might be accommodated on windfall sites could no longer be included in the 5-year housing land supply (as was the case under PPG3, 2000).  

· Small brown-field sites are often poorly recorded in SHLAAs - but it is very important to try to identify them – as it is often where the windfall sites have come from in the past. It is very important that we press for small sites to be included in SHLAAs and for good quality, detailed survey to identify them. See CPRE, 2007: Untapped potential - identifying and delivering residential development on previously developed land: an overview of recent practice.
· Originally the criteria for Bournemouth and Poole SHLAA was to include no site smaller than 0.15 hectares, but this was reduced in order to meet the 0-5 year target for housing supply, with, for example, Christchurch and East Dorset District carrying out a street by street search for suitable sites. 

· The Plymouth SHLAA includes sites that would yield 5 or more dwellings and the process involved produced high quality maps and satellite photographs of all possible sites to assist assessment. 

Two urban examples: Plymouth and Bournemouth and Poole
· For the Plymouth SHLAA two groups were established: a ‘Steering Group’ to oversee the work; and a ‘Stakeholder Panel’ to help assess the deliverability of sites, including individuals with experience and knowledge of development viability and the local market. At the same time work was being carried out on a Sustainable Neighbourhoods Development Plan Document (DPD), a Plymouth Urban Fringe Development DPD and a Green Infrastructure Strategy.
· In the Bournemouth and Poole area most of the local authorities have, at least until recently, proposed urban extensions into the Green Belt in the 6-15 year rolling supply because of the uncertainty of future planning policy - although not wishing to build on Green Belt land. Bournemouth, Purbeck, East Dorset District and Christchurch have also been relying on broad locations and windfall sites to meet their housing obligations, but these could only be used in years 11-15. 

SHLAAs in rural areas and affordable housing – the South Hams example
· There is a real danger of rural interests falling through the cracks unless CPRE engages with the SHLAA. For example, South Hams is an almost entirely rural district, much of it an AONB. It had to devise a way of handling a variety of area centres, small towns and villages for its SHLAA and it used the Prince’s Foundation (with an ‘Enquiry by Design’ approach), to advise. This was a different approach to the Plymouth SHLAA (which at the same time covered the part of South Hams adjacent to Plymouth).
· There are 52 villages in the South Hams.  The 16 with both a primary school and village shop were selected as the most ‘sustainable’ for housing and the Prince’s Foundation issued a series of maps for each. Unfortunately selection was made without reference to information from parish appraisals, village design statements, parish-level housing needs surveys, etc – so at present only those 16 selected villages are likely to receive a site allocation for housing in the LDF. This has caused some concern as other small communities will need to resort to exception sites if they need affordable housing. 

· CPRE is of the view that there is no need for more open market housing in rural areas in south Devon, but there are currently only two ways of meeting the need for affordable housing: through a housing allocation, allowing some open market homes (with a percentage of affordable houses achieved via a  S106 agreement); or via an exception site, delivered largely by a Housing Association and a grant. 
· We should therefore press for parish appraisals, village design statements and parish-level housing needs surveys to be considered as part of the SHLAA process in rural areas  - as the SHLAA can have important implications for delivery of affordable housing.
Potential to contribute to a sequential approach
· PPS3 requires a 5-year supply of deliverable land for housing, and at least a further 6-15 years of land identified as developable. This is a rolling supply, so the SHLAA requires an annual update. This is a time-consuming process, but provides local planning authorities with a detailed picture and therefore has great potential in helping to implement the sequential and Plan, Monitor and Manage approach also required by PPS3.

· Redevelopment of brown-field sites and use of redundant buildings can be more difficult and less economically attractive to developers compared to green-field locations, so we should press for an approach in LDF core strategies to assist with this (See, for example Briefing F re urban renaissance). 

· We also need to continue to lobby nationally for fiscal incentives, and locally for regeneration programmes, etc to maximise brown-field development and ensure that difficult sites can be brought forward for reasonably early use. 
Phasing - including with infrastructure
· There is scope for policy on phasing in an LDF core strategy if the need can be justified.  It may be needed, for example, both in relation to infrastructure provision - and to ensure a sustainable and orderly approach to development, eg to determine which urban extension(s) might be brought forward first. 
· Evidence from the SHLAA (determining when land might be brought forward) may assist with this - both in arguing for and in implementing such policy.

· We strongly supported policy on phasing in relation to infrastructure in Proposed changes to draft RSS in the South West (2008): Policy D on providing key infrastructure in step with development and Policy CS1 on community infrastructure. Reference to their wording may still be useful and provide a material consideration/relevant evidence base for LDFs in the South West. 

· Phasing needs to cover the whole range of infrastructure - including social and community aspects (eg issues ranging from water supply and treatment, transport to health centres, dental services, childcare facilities and community halls). 
· At our LDF seminar we learnt that negotiations re developer contributions can hold up delivery – particularly in a situation where one developer may hold all, or the majority of, the land for an individual urban extension. Over-allocation, as was the case under Proposed changes to draft RSS, can also result in the need to bring forward urban extensions that are unnecessary for the plan period. This illustrates the importance of further policy at the LDF level on phasing to ensure a sustainable and orderly progression to development.
The five-year land supply
· There have been a number of planning appeals in the South West allowing green-field development around, for example, market towns (in advance of development in and around the more major towns and cities) because the local authority could not demonstrate a five-year supply of deliverable housing sites. This was partly because of the high housing allocations in Proposed changes to draft RSS. 
· The situation may be becoming less acute as local authorities develop a local evidence base that avoids over-allocation. Cotswold District has recently, for example, adopted a reduced annual housing target enabling it to meet its five-year allocation and avoid inappropriate levels of development being proposed by a developer at the market town of Moreton-in-Marsh.
· Nonetheless it is clear that the quality of the SHLAA, its density assumptions, regular update and inclusion of small brown-field sites, etc can be critical.
LDFs - principles consultation
· Principles agreed in the early stages of an LDF core strategy development may also be useful - for the SHLAA - as well as the final LDF. These are the principles that CPRE Gloucestershire has advocated for incorporation in the Joint Core Strategy for the Gloucester, Cheltenham and Tewkesbury local authority areas  - but they could equally be applied to other major urban areas:

· Accommodate as much as possible of the housing requirement and other development within the existing urban area

· Give priority to brown-field sites and affordable housing

· Higher housing densities, coupled with design excellence, have a part to play in realising these aims

· Avoid loss of character in existing residential areas by excessive garden development  

· Ensure better use of the existing housing stock

· Minimise the number of empty properties

· Should some release of green-field sites be required to enable provision of the full range of housing types, support compact urban extensions and not a more dispersed pattern of development

· Carefully phase any green-field land releases to avoid undermining  regeneration 
· Bring forward green-field locations sequentially 

· Here is the actual submission:

The aim should be to accommodate as much as possible of the housing requirement and other development within the existing urban area with priority given to brown-field sites and affordable housing and to delivering the aspirations of the Gloucester Heritage Urban Regeneration Company.  Higher housing densities, coupled with design excellence, have a part to play in realising this aim. Care will be needed, however, to avoid loss of character in existing residential areas by excessive garden development.  It will also be important to ensure better use of the existing housing stock and to minimise the number of empty properties.

Should some release of green-field sites be required to enable provision of the full range of housing types, we would support compact urban extensions as the way forward located to avoid flood risk, and not a more dispersed pattern of development which would perform badly against sustainability criteria.  It will be critically important to carefully phase any green-field land releases to avoid undermining the regeneration imperative.  Greenfield locations should be brought forward sequentially, if found to be necessary. ***** 
� On 6 July 2010 the Secretary of State announced the revocation of Regional Strategies with immediate effect.  Guidance issued by the Chief Planner, DCLG states that: 


Local planning authorities should continue to develop LDF core strategies and other DPDs but they may decide to revise emerging policies in the light of the RS revocation;


Adopted DPDs and saved policies will continue to provide the statutory planning framework. Local authorities may decide to review these now that Regional Strategies have been revoked. There is no need to review the whole LDF, only those issues or policies which local authorities wish to revisit. 


Some authorities may decide to retain their existing housing targets that were set out in the revoked Regional Strategies. Others may decide to review their housing targets.  This includes the possibility if the local authority wishes of returning to the level of provision submitted to the original Regional Spatial Strategy examination.


The figures concerned will still need to be evidence based and clearly justified in line with the requirements of Planning Policy Statement 3 (PPS3) but omitting the requirement to conform with a RSS regional target. 





For further details see:  http://www.communities.gov.uk/documents/planningandbuilding/pdf/1631904.pdf   
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NB This seminar was held before the change of Government in May 2010.  Please note that changes to the planning system, especially the regional tier, may have been made since these notes were compiled. 
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