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Executive Summary

A Strategic Housing Land Availability Assessment (SHLAA) is a key part of a local planning
authority’s evidence base on housing delivery. It aims to identify sites with potential for housing
and assess when they could be developed. The assessment, which is undertaken with the help of
an independent Panel, helps a local planning authority prepare planning documents that are a part
of the process of delivering sufficient land to meet the housing needed by local communities.

The East Devon SHLAA report presents an analysis of the potential dwelling contribution of sites
within the District, from both within and outside the planning process, over 1 to 5, 6to 10 and 11 to
15 year time periods. Monitoring will take place through the Annual Monitoring Report, which
compares the delivery of housing and the five-year supply of deliverable sites with the expected
annual levels of housing completions identified in strategic planning policies.

The SHLAA does not make judgements on whether sites should be allocated for housing or
whether planning permission is likely to be granted. The SHLAA will help to identify the most
developable and deliverable sites for housing development. Any housing allocations will be dealt
with through development plan documents following wide ranging consultation.

The Government has announced it’s intention to abolish the Regional Spatial Strategies in the
Decentralisation and Localism Bill to be introduced to Parliament in 2010. The five year future
assessment has therefore been calculated on the basis of the housing figures in the Devon
Structure Plan. There is capacity for about 2,170 homes on ‘deliverable’ sites in the 1 to 5 year
time band. These sites are located so that there is a 0.66 years supply of land in the Principal
Urban Area (PUA), including Cranbrook, and 11.32 years supply in the rest of East Devon outside
of the PUA.

In terms of potentially developable SHLAA sites in the 6 to 15 year time bands there is capacity for
around 12,300 dwellings. In addition, a number of larger sites already in the planning system
(including Cranbrook) have the capacity to yield an additional 5,500 dwellings in the 6 to 15 year
time band. This equates to a total potential supply of housing sites over the 15 year period of
some 20, 000 dwellings.

A large proportion of the potentially developable land is either remote from settlements or
excessively large in relation to the neighbouring settlement. These sites do not comply with current
or emerging development plan policy and caution should be used in making assumptions about
how much of this land is likely to be suitable for development and come forward through the
planning process.



East Devon SHLAA Report March 2011

Contents
1 INEPOAUCTION ettt ettt bttt et e e e e ettt bt e e e eeeeubbe bt e bbeeeeeae e sbbbbebeeeaeseeananbnbeeseeseansannnne 4
WWhat 1S @ SHLAA? <.ttt e e e e e ettt et e e e e e bt bteteeeeeeaeas saunbebeeeaesaeauabnbaebeeeeeaannnee 4
Approach and MethOdOIOZY .......coooiiiiiiiii e s s s e s e e e aaan 5
NON-TESIAENTIAL USES ... .ttt ettt e s ettt e e e e e e et e te e teeeeeaeaasabebbebeeeeesesbabebbeeaaeaans 5
2 The purpose and content of the aSSESSMENT........cc..uuiiiiiiiei e e e e e e e ree s 6
Purpose and minimum requirements of @ SHLAA ..........ooiiiiiiee et ee e e e rber e e 6
Deliverable and developable SItES .......iiiiiiiiiiiiiiiiiieiiiiee e e e s e e e s e an 6
Y fo T TR e g T aT= Yo Te W =Y =N 7
Status of SHLAA report and identified SIteS.........uueiiii it e e e e e e eebre e e ee e e eaaes 7
Planning Status of ldentified POtential SIteS........cccvueeieiiiii it et e e e e areaee e e 7
3 Involvement of Stakeholders in the SHLAA . ........ii i ittt st e st e e e be e e 9
Joint Methodology for the Exeter Housing Market Ar€a ...........eeeeeeieeiiciiiieieee et ee e ee e 9
THE SHLAA PN ...ttt ettt e ettt e e e e e e e et ettt bteete e e e sabebbebeeeaeseenanebeeeeeenann 9
SHLAA Panel membership ......coooiiiiiiii et 10
4 The Planning BackGroUNG .......coiiiiiiiiiiiiiii ittt ettt s e s es e s eeeesaeesaeeneesaeesaesaaanaanns 11
National PIanNINgG POLICY ...ccciiiiiiiiii i e e es e s es e e aeeesaeaseeaaeesaeaaaenaaans 11
Regional Planning POlICY.....ciiiiiiiiiiiii e e a e e e e e e e e n e e a e e e raeaaaenaaans 11
LOCAl PIAaNNINg POLICY .coieiiiiiei ittt s ee s e e s e e e ae e e n e e an e e s e e anaaaaaanaaeas 11
5  Condition of the hOUSING MAIKEL ..........uuiiiiiiiii e e e e e e br e e ee e e e e sataraeaeens 12
GOVEINMENT AOVICE ...ettieiiie ettt e et ettt e e e e e s bbbt b e e eee s e et bt bbeeeee e e e e b easabbeaeeeeeseaasabebbebeesaesaannnnees 12
6 The SCOPE Of the ASSESSIMENT ..cceiii it e e et e e e e eeeeeeeeatnbrbaeesesee e snsnreeaeens 14
Stage 1: Planning the @sSESSIMENT .....cciiiiiiiii i e e e e e e e e bbb b bbbt s anen 14
Stage 2 — Determining which sources of sites should be included in the assessment ............cccceueeee.. 14
Stage 3: Desktop review of existing information ...........ccccuviieiiiii e e 15
Site SIZE@ TNIESNOIA ... ettt ee e e e s e ettt e e e e e e s s bbrebeeeeeeeeaas 15
Stage 5: Carrying OUL the SUIVEY .....ccciiiiiiiic et ee e e e et ae e e bbb bbb aas s s anen 15
Stage 6: Estimating the housing potential of the Site ........cvvvveeiii i, 16
Table 1: Gross to Net Development RAtiO .........ue.uuiuiiiiiiiiiiiiiit it e e e e e e e e s e e e e e e e aaeeaa s 16
Stage 7: Assessing when and whether sites are likely to be developed ..........vvvvviiiiiiiiiiiiiiiciee e, 17
Stage 7a — Assessing suitability fOr NOUSING .........eeiiii i e e 18
Stage 7b - Assessing availability fOr ROUSING ......cuveiiii i e 18
Stage 7c - Assessing achievability for ROUSING........cooii i e 19



East Devon SHLAA Report March 2011

Stage 7d - OVErcOmMING CONSTIAINTS c.iiiiiiiiiiiiiie e ieee e eees e es e e e e e e e e eeeaeee saaaabsbsabsaas et aasasanen 19
Stage 8: ReVIEW Of the @SSESSIMENT .....eiiii ittt et e e e e e e e et rr e aeese e e sanreteeeseeeenan 19
Stage 9: Identifying and assessing the housing potential in broad locations (where necessary)........... 20
Stage 10: Determining the housing potential of windfalls.............ccocviiiiiiiiiiiici e, 20

7 Findings of the East DEVON SHLAA .........eiiii ettt e e et e e e e e aeae e e e eatabebreeaee e e s sataraeaeens 21
Five year supply of ready to develop housing land..........c.ccuvviiiiii i 21
Table 3 —Sites in the Planning SYSLEM .....uuiiuieuiiiiiiiiie it e e e e e e e e e e e e e s e e e e aeeaaeeaaens 23
Table 4 Five YEar Land SUPPIY ...ttt ittt bttt e as s ss e e s e s e eeaeeneesaeesaenaaanaaens 24
ASSESSMENT Of SHLAA SITES. .. neiiieie ittt ettt e e et e e e s ebe et ee s sbte e e s sabebee e sabbeesenaateas 24
TABIE 5 SHLAA SITES ...ttt ettt ettt te et e e e bt bt e et e eee s e e sbbabe bt e e eeseeannbnraeaeens 24
Potential 15 year SUPPIY OF SITES ....uvuiiiiiiiiie e e e e e e et e e e e e e e eanreaeeaeeeeeaen 25
Table 6 SHLAA sites with sites in planning SYSTEM ... ...uuuuuieiiiiii e e e 25

8  Consultation on the SHLAA fiNAiNGS.......ueuiiiiiiiiciciie e et e e e e e ee e e e et brre e se e e e e etaraeaeens 27
Appendix 1 - East Devon SHLAA Panel Membership ..o 28
Appendix 2 - Housing Market Conditions Model 2010..........ccoiiiiiiiiiiiii e 29
Appendix 3 — Schedule of Deliverable Sites for HOUSING.........ccocuiiiiiier et 30
Appendix 4 — Schedule of Sites over 15 Units in Planning SYStem ...........cccovviieiieeiiiiiiiiieieee e e, 32
Appendix 5 - Self Assessment 0Of SHLAA SOUNTNESS .......ueeeeeeeeciiiiiiieiieeeesesiiieieeeeeseesvecrerreeeeese s snssseeseeas 36
Appendix 6 - SChedUle Of ‘SHLAA’ SITS......uuuiiiieieieicitiieiieeee e eetre e es e ee et rraee e e aeeeeseetababeeeseeee e sasesaeaeeas 38



East Devon SHLAA Report March 2011

1 Introduction

What is a SHLAA?

1.1 Strategic housing land availability assessments (SHLAAs) were introduced in national
planning guidance and are key components in the process of housing delivery. A SHLAA is a
strategic assessment of the housing potential of specific brownfield and greenfield sites. SHLAAs
are undertaken in partnership with key stakeholders in the housing field, and require regular
monitoring and updating.

1.2 Planning Policy Statement 3: Housing (PPS3)' advises (paragraph 54) that local planning
authorities (LPAs), drawing on evidence from SHLAAs and other relevant evidence, should identify
sufficient specific sites to deliver the housing needed in the first five years of the plan period. A
LPA should:
¢ |dentify specific, deliverable sites for the first five years of a plan that are ready for
development, and to keep this topped up in response to market information;
¢ |dentify specific, developable sites for years 6 - 10 and ideally years 11-
15.

1.8  The guidance goes on to say that where it is not possible to identify specific sites for years
11-15 of the plan, then broad locations for future growth should be identified.

1.4  To add detail to the advice on housing delivery in PPS3, the Government published SHLAA
Practice Guidance 2 ('CLG Guidance’) in July 2007. The Planning Officers Society prepared
further guidance on how best to coordinate the preparation of SHLAAs with the DPD preparation
process. This guidance was published by the Planning Advisory Service (‘PAS Guidance’) in
January 2008 and updated in July 2008°.

1.5  As part of the planned provision of housing, SHLAAs should be brought into the process of
preparing development plan documents (DPDs). They are an important part of the evidence base
and their robustness may be subject to scrutiny during the public examination of the relevant DPD.
CLG Guidance notes that when the standard methodology is followed there should not be a need
for a local planning authority to justify the approach taken in preparing its SHLAA, including at
independent examination.

' Communities and Local Government (CLG) (2010) Planning Policy Statement 3(PPS3): Housing
2 DCLG (July 2007) Strategic Housing Land availability Assessments — Practice Guidance

® Improvement and Development Agency (I&DeA) & Planning Advisory Service (PAS) (January & July 2008) Strategic
Housing Land Availability and Development Plan Preparation.

4
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1.6 This SHLAA report covering East Devon will be used in the preparation of the Local
Development Framework Core Strategy which will set a spatial strategy and strategic housing
allocations.

1.7  The South West Regional Housing Strategy 2005 - 2016 sets out indicative boundaries for
14 sub-regional housing market areas (HMAs) in the region, and the HMAs were translated into
the nearest equivalent district authority boundaries for practical purposes. Joint working across the
whole of an HMA to assess levels and types of housing is seen as essential. Strategic Housing
Market Assessments (SHMAs) provide evidence of the level and type of need in a sub-regional
housing market area.

1.8 East Devon is in the Exeter HMA, which also includes Exeter, Mid Devon, Dartmoor
National Park and Teignbridge local planning areas. The SHMA Report for Exeter HMA (also
covering Torbay HMA) was published in 2007.

Approach and methodology

1.9  The LPA partners in the Exeter HMA have worked together to develop a

SHLAA methodology and draw up a constitution and terms of reference for a SHLAA Panel. That
methodology is firmly based on the advice set out in the practice guidance referred to earlier (see
paragraph 1.3).

1.10 The methodology and Panel terms of reference were subject to public consultation and the
final documents were published in September 2008. The methodology applies to sites throughout
East Devon. The methodology (including the Panel constitution and Terms of Reference) was
updated in October 2010 and can be seen on the East Devon website.

1.11 East Devon published its first SHLAA report in April 2010 and this is available on the
Council’s web site.

1.12 Government guidance advises that SHLAAs should be updated regularly as part of the
Annual Monitoring Report exercise to support the updating of the housing trajectory and the five
year supply of deliverable sites.

1.13 This review has been carried out in conjunction with the SHLAA Panel of Stakeholders.
Further details of what the review has involved are included in this report.

Non-residential Uses

1.14 The SHLAA does not report on potential sites which may be available for non-residential
uses e.g. employment.
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2 The purpose and content of the assessment

Purpose and minimum requirements of a SHLAA

2.1 The SHLAA serves two primary purposes:

¢ [t identifies suitable sites with potential for housing; assesses that potential and
estimates when sites are likely to be developed.

e |t assesses the 5 year supply of deliverable housing sites for the purpose of National
Indicator 159: Supply of ready to develop housing sites.* (On 13" October the Secretary
of State for the Department of Communities and Local Government announced his
intention to replace the national indicator set with a single list of data for local
government to provide to central government).

The report is a technical study that will be used as part of the evidence base in the process of plan
making.

2.2  The Practice Guidance sets out the minimum requirements of SHLAAs.
They are required to:

e Provide lists of sites, cross-referenced to maps showing locations and boundaries of
specific sites (or broad locations where necessary);

e Assess the deliverability / developability of each identified site (i.e. in terms of its
suitability, achievability and availability) to show when sites could realistically be
expected to be developed;

e Assess 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);

e |dentify the constraints to delivery on individual sites; and

e Make recommendations on how and when any constraints could be overcome.

Deliverable and developable sites

2.3 PPSS3 provides a definition of deliverable sites. At the point of adoption of the local
development document, deliverable sites are those that are:
- available - at that time
- suitable - in a location where development would contribute to a sustainable mixed
community
- achievable - where there is a reasonable prospect that housing will be delivered on the
site within five years.
2.4  Part of the SHLAA process is the assessment of sites to determine whether they are
deliverable within the five year horizon. It is the intention that eventually the SHLAA report and the

“ DCLG (October 2007) The New Performance Framework for Local Authorities and Local Authority Partnerships:
Single Set of National Indicator
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annual review, taken in conjunction with policy amendments if required, will provide the evidence
for demonstrating the five year supply.

2.5 Looking beyond the five year deliverable sites, there will be sites considered to be
potentially developable in the 15 year planning period. PPS3 defines those sites as ‘in a suitable
location for housing development and there should be a reasonable prospect that the site is
available for and could be developed at the point envisaged’ (s56).

Monitoring and review

2.6  The five year supply will be updated on an annual basis, with the updating programmed so
that it can inform the LDF Annual Monitoring Report, which is published at the end of the calendar
year. However, a full resurvey (or ‘call for sites’) should not be needed every year. Sites that are
brought to the attention of the Authority over the course of year will be assessed, along with a
further appraisal of sites formerly dismissed to see if the constraints have changed.

Status of SHLAA report and identified sites

2.7  Atits meeting on 7" December 2011 the SHLAA Panel considered the Draft East Devon
SHLAA and needed additional time to consider the report. A couple of minor comments have been
incorporated into the amended schedule of sites, but no substantive comments were received.
This endorsement provides a basis for the Council to publish the SHLAA report as a technical
evidence base document to inform the preparation of the East Devon SHLAA.

Planning Status of Identified Potential Sites

2.8 The following points are made to provide clarity about the status of potential sites identified
within the SHLAA. This helps to avoid confusion and misunderstanding.
e The SHLAA does not pre-empt future plan making or related decisions.
e The SHLAA is not Development Plan policy.
e The SHLAA is not formal or informal Council policy.
e The SHLAA is technical evidence. It is only one piece of evidence in the LDF evidence
base.
e The SHLAA does not prejudge the relative suitability of sites for development or rank them
in order of preference.
¢ |dentified sites may be further tested through the plan making process for Development
Plan Documents where judgments will be made about whether sites should be allocated
through plan policy. This will include rigorous testing through sustainability
appraisal/strategic environmental asssessment, habitats regulation assessment, stages of
public participation and independent examination.
e The SHLAA does not indicate that planning permission will be granted for new housing.
¢ Planning applications on sites identified in the SHLAA report will be judged on their merits
against relevant development plan policies unless material consideration indicate
7
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otherwise. The SHLAA report may be a material consideration in the determination of such
planning proposals (in particular weight may be attached to cases where there is an under
five year supply figure).

e The SHLAA does not preclude sites being developed for other suitable uses.

e The SHLAA does not preclude other sites that have not been identified in the SHLAA being
developed for housing.
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3 Involvement of Stakeholders in the SHLAA

Joint Methodology for the Exeter Housing Market Area

3.1 Following the publication of the Practice Guidance the local authorities in the Exeter
Housing Market Area Sub-Region established a steering group comprising of officers from each
authority. The steering group has been responsible for the preparation of the joint SHLAA
Methodology. The methodology passed through various draft stages, which included a public
consultation stage, and was finalised in September 2008. The methodology, including the Panel
Constitution and terms of reference was updated in October 2010. The methodology comprises
ten stages:

1. Planning the assessment;

2. Determining which sources of sites will be included in the Assessment;

3. Desktop review of existing information;

4. Determining which sites and areas will be surveyed;

5. Carrying out the survey;

6. Estimating the housing potential of each site;

7. Assessing when and whether sites are likely to be developed. There are four sub-stages:

(7a) assessing suitability for housing, (7b) assessing availability for housing, (7c) Assessing

achievability for housing, (7d) overcoming constraints;

8. Review of the assessment;

9. ldentifying and assessing the housing potential of broad locations (where necessary);

10. Determining the housing potential of windfall (where justified).

3.2 In order to produce robust and reliable assessments, the Government advises that the
assessments be prepared in collaboration with stakeholders in the housing sector. Where housing
market areas cover more than a single authority’s area, the relevant authorities are advised to
work in partnership to prepare joint assessments or use a consistent methodology. A joint
methodology has been prepared and used by partners in the Exeter HMA. As the partner
authorities are at different stages in their plan preparation programmes, it has not been possible to
prepare a joint assessment.

The SHLAA Panel

3.3  During the process of developing the SHLAA Methodology the steering group established a
Panel of housing stakeholders. The members of the Panel act on a voluntary basis. The Panel is
shared by the authorities in the Exeter Housing Market Area, although there are a couple of
members who sit only on the East Devon Panel to reflect geographic interests. Although the
membership of the Panel has changed over time, there has been a good degree of continuity. This
has led to increasing confidence and consistency in the application of the methodology to
individual SHLAAs. Panel members have also provided detailed advice on the current condition of

9
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the housing market, and contributed generally to the work of the local authorities in the Exeter
Housing Market Area. The role and responsibilities of the Panel are explained in further detail in
the 2010 Methodology and the accompanying Panel Constitution and Terms of Reference.

SHLAA Panel membership

3.4 Invitations for membership of the Panel went out to a wide range of large, medium sized
and small house building companies, architects, estate agents, and planning consultants and a
representative local Panel was established. The Panel also includes a range of statutory agencies,
such as the Environment Agency, Highway Authority, Highways Agency, and Natural England.
The local community is represented, in the case of East Devon, by East Devon District Council’s
Rural Champion (an elected Member). The composition of the Panel that conducted the
assessment of sites in East Devon is set out in Appendix 1. Panel members are required to make
declarations of interest where any personal, financial or prejudicial interests apply.

3.5 Given their combined development industry experience, Panel members have played a key
role in the preparation of this SHLAA by assessing whether specific sites are deliverable and
developable for residential development. In accordance with the Practice Guidance, the Panel’s
advice has been informed by factors including:
e The current housing market conditions and predictions for future market performance;
e Site preparation costs, bearing in mind physical constraints identified in the assessment of
suitability and during any site visits that members of the Panel may have made; and
e Development costs related to existing and emerging policy including affordable housing
provision, infrastructure requirements and Code for Sustainable Homes.

3.6  Residential valuation models have not been applied to examine site viability due to the
large number of sites identified by the assessment.

3.7  Panel meetings were held in October and December 2010 to consider the East Devon
SHLAA.

10
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4 The Planning Background

National planning policy

4.1 The Planning and Compulsory Purchase Act 2004 introduced major changes to the way the
planning policy system works, replacing the former system of county level structure plans and
local authority level local plans with regional spatial strategies and local authority level local
development frameworks. The legislation also defines the overall aim of spatial planning, which is
to help further the aims of sustainable development.

Regional planning policy

4.2 On 6™ July 2010 the Government announced the revocation of Regional Spatial Strategies,
but in November 2010 there was a successful High Court Challenge. In response the Chief
Planning Officer for the Department of Communities and Local Government sent a letter to Chief
Planning Officers stating that:-

‘The effect of this decision is to re-establish Regional Strategies as part of the development plan.
However the Secretary of State wrote to Local Planning Authorities and to the Planning
Inspectorate on 27 May 2010 informing them of the Government’s intention to abolish Regional
Strategies in the Localism Bill and that he expected them to have regard to this as a material
consideration in planning decisions.’

The Secretary of State (Eric Pickles) also issued a letter stating that:-

‘Whilst respecting the court’s decision this ruling changes very little. Later this month, the Coalition
Government will be introducing the Localism Bill to Parliament, which will abolish the last
Government’s regional strategies.’

4.3 There is no approved Regional Spatial Strategy for the South West because the first RSS
had not proceeded beyond the Secretary of State publishing proposed changes to the draft RSS
for further consultation in July 2008.

Local Planning Policy

4.4 The East Devon Local Plan was adopted in July 2006 and work is underway on the Local
Development Framework Core Strategy that will set out the strategic directions for growth and
strategic housing allocations to 2026. The consultation period on a Local Development Framework
Core Strategy Preferred Approach finished in December 2011.

4.5 The Preferred Approach document sets out proposals for 16,400 homes between 2006 and
2026. It estimates that an additional 3,000 dwellings are likely to come forward as ‘windfalls’.

11
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5 Condition of the housing market

Government advice

5.1  CLG Guidance notes that the effect of market conditions on economic viability should be
taken into account in assessing the deliverability and developability of potential housing sites to
produce a realistic and reliable assessment.

5.2 As elsewhere in Britain, the South West region’s economy is affected by global and
national economic challenges. For the housing industry this means a lowering of consumer
confidence, difficult access to funding, and lower outputs and turnover. In April 2008, the Regional
Economic Profile® painted a grim picture of the housing industry in the SW region. There had been
a rapid decline in the number of properties started in the second half of 2008. The fall in new
house building projects was expected to have knock-on effects for activity in related industries;
such as construction and property-related services. In the baseline recession scenarios for the
South West® the construction sector was predicted to experience annual growth in 2009 of -6.1%,
the lowest of all broad business sectors and lower than the UK forecast of -1.9%.

5.3  However, in October 2009 the South West RDA’ saw some reasons for a degree of
optimism. The region’s housing market appears to be showing some signs of stabilisation and
possibly recovery. Although transactions are still at low levels, they have moved off the bottom and
prices appear to have stopped falling. However, it noted that repossessions were still climbing,
house building remained very subdued and that the recovery was likely to be weak, volatile and
protracted.

5.4  More recently, the Devon Strategic Housing Group has published the Devon State of the
Market Report for January-June 2010. The report finds that mortgage repossessions have now
fallen, and mean average house price by sales has risen by 15.4% in East Devon between Junes
2009 and June 2010. The number of house sales in East Devon was up 22.9% from 2008-2009.
However, there are still considerably fewer house sales than there were at the peak in 2006: in
East Devon house sales between Q3 2006 and Q2 are — 40.9%. Overall, the report shows that
that there are signs of recovery in the housing market, but these are fragile and the market is far
from fully recovered.

5.5 The SHLAA Panel has taken the current housing market factors into account in coming to
their decisions on the developability and deliverability of housing, which is reflected in their
conclusions. The Panel has also provided some general advice on how the current market
conditions should be reflected in the delivery of housing in the sub-region. This advice relates to

® South West RDA (April 2009)Regional Economic Profile No. 7

® Experian (for South West RDA) (January 2009) Recession Scenarios: Impact on SWE Sectors and Places Final
Report

7 South West RDA (October 2009) Regional Economic Profile No. 8
12
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the adjustment of build out rates on sites where development has and has not started, and takes
site specific information into account when appropriate. (APPENDIX 2)

5.6  The Panel members have recently offered the Exeter HMA local authorities some further
advice on the current market:
¢ |n the current economic climate, developers will be running down land banks, but looking
for opportunities to have a quick turn around on smaller sites.
e Large sites will probably not be brought forward and there may be pressure to sub-divide
them.
e The mix of affordable and open market housing needs to be carefully assessed; too high a
proportion of affordable housing may make a development unviable, but a fully funded
affordable housing development can front load a mixed tenure development.

5.7 Market conditions will change over time as confidence and optimism in the economy
generally and the housing market in particular ebb and flow. It will be particularly important
therefore that the housing market statement is updated along with each review of the SHLAA. The
Comprehensive Spending Review and the Localism Bill will also have significant impacts on the
development industry, including the availability of funding for affordable housing, changes to the
planning process and the importance therefore that the housing market statement is updated
along with each review of the SHLAA.

13
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6 The Scope of the Assessment

Stage 1: Planning the assessment

6.1  The agreed methodology for the Exeter Housing Market Area sets out locations considered
to be unsuitable for development, including Sites of Special Scientific Interest, Flood Zone 3b and
development in locations unrelated to settlements defined through existing / emerging
development plan policies that may not contribute towards the creation of sustainable, mixed
communities. However, East Devon members have been concerned that all sites submitted by
landowners/agents be fully assessed so in this assessment no sites have been discounted under
‘Stage A’ of the methodology. In view of the lack of an adopted Core Strategy this approach is
consistent with government advice that “Except for the more clear cut designations such as Sites
of Special Scientific Interest, the scope of the Assessment should not be narrowed down by
existing policies designed to constrain development, so that the local planning authority is in the
best possible position when it comes to decide its strategy for delivering its housing objectives”
(Communities and Local Government SHLAA Practice Guidance paragraph 21). Once a Core
Strategy for the Local Development Framework is in place it will be possible to filter out sites that
do not comply with the strategy when the SHLAA is updated to inform the housing land supply
figures. Meanwhile it is important to stress that inclusion of a site in the SHLAA does not indicate
that it is likely to be acceptable for development in terms of planning policy.

6.2 Production of the East Devon SHLAA review has followed earlier work on the first East
Devon SHLAA and earlier work in the Exeter HMA. The work, including all site visits, technical
assessments and the production of information material, was undertaken in-house. Some Panel
members undertook their own site visits.

Stage 2 - Determining which sources of sites should be included in the
assessment

6.3 The CLG Guidance provides information on the sources of sites with potential for housing.
The sources comprise sites already in the planning process and those that are outside. They
include:
Sites in the planning process;

e Sites with unimplemented / outstanding planning permissions for housing;

¢ Housing sites where construction has commenced;

e Existing housing allocations and site development briefs;

e Land allocated (or with permission) for employment or other land uses that are no longer

required for those uses; and

Sites not currently in the planning process;
e Vacant and derelict land and buildings;
e Surplus public sector land;

14
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e Land in non-residential use that may be suitable for re-development for housing, such as
commercial buildings or car parks, including as part of mixed use development;

e Additional housing opportunities in established residential areas, such as underused garage
blocks;

e Sites in rural settlements and rural exceptions sites;

e Urban extensions;

e |Large scale redevelopment and redesign of existing residential areas.

Stage 3: Desktop review of existing information

6.4 The review was undertaken shortly after completion of the first East Devon SHLAA and
there was no fresh general ‘call for sites’. All those who submitted sites for consideration in the first
SHLAA were contacted to make them aware that the review was underway and the relevant forms
provided. A note was put on the Council web site and the closing date for submissions was 25"
June 2011.

6.5 Site information from this work was recorded and assessed in the manner set out in the
Exeter HMA Methodology. The information was collated for consideration by members of the
SHLAA Panel.

Site size threshold

6.6 To manage the SHLAA process effectively, a minimum site size threshold of five dwellings
or 0.15 ha has been applied throughout the planning area. Sites which have been considered and
found by the Panel to yield less than 5 have been discounted from the yields given.

6.7 Paragraph 5 of the Practice Guidance indicates that the SHLAA report should not include
an allowance for windfalls in the first 10 years of the development plan, unless there are justifiable
local circumstances that prevent specific sites being identified. However, when a windfall site
comes forward and planning permission is granted it may be included in the housing supply. The
SHLAA Panel has had the opportunity to consider the supply existing planning permissions for the
5 year housing supply figures and the housing trajectory. No future windfall contribution has been
attributed to years 6 to 10 or 11 to 15.

Stage 4: Determining which sites and areas will be surveyed

6.8  All sites in East Devon, except those falling below the 0.15 ha size threshold were
assessed through the SHLAA process for the reasons set out in paragraph 6.1.

Stage 5: Carrying out the survey

6.9 Completing the appraisal for individual sites involved undertaking a variety of technical

investigations and site surveys. A great deal of information on heritage characteristics,
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biodiversity, land use, flood risk etc. is accessible on the Authority’s geographic information
system (GIS). Site characteristics recorded included site size, site boundaries, current uses and
physical constraints (e.g. slope, access, flood risk, natural, archaeological and historic features).

Stage 6: Estimating the housing potential of the site

6.10 To estimate the housing potential of sites, the Methodology applies ‘gross to net
developable area ratios’ and ‘density standards across the housing sub-region. The standards are
set out below:

Table 1: Gross to Net Development Ratio

Site size Gross to net ratio standards
Upto 0.4 ha 100%

0.4-2ha 80%

Over 2 ha 60%

The ratios take into account the proportion of the total site area needed to provide roads,
pavements and other services and facilities.

6.11 Density standards are applied to the net developable area of each site.

For the majority of sites in East Devon, those set out in the SHLAA Methodology for ‘suburban /
rural settlement’ types of development are used. The figures are 30 to 50 dwellings per hectare,
which are set out in the tables as minimum and maximum yields for each site. The exception to
this approach is sites in town centres where the town centre figure of 51 to 100 is used. A mid
point yield is also shown in the tabulations and is the figure used in the housing trajectory.

6.12 In order to apply appropriate annual levels of housing delivery to the SHLAA housing
trajectory, annual ‘build out’ rates must be applied to sites where development would take place
over a number of years. The SHLAA Methodology sets out an agreed approach to build out rates
for the Exeter HMA area. The rates may be moderated by market condition factors or other known
circumstances that may affect housing completion rates. The rates applied are:

* Up to 25 dwellings - assumed to be completed in year 1;

* A maximum of 50 dwellings per year for a single developer;

« Sites up to 500 dwellings: assume a single developer completing no more than 50

dwellings per year.
The development factors set out in Appendix 2, which reflect the current depressed market
conditions, have been applied to the assumed completion rates

6.13 In the case of Cranbrook higher build out rates have been applied to reflect the number of
developers that are likely to be involved in the new settlement. Some Panel members, drawing
from experience of new settlements elsewhere, felt that the build out rate for Cranbrook may build

to 480 a year after 3 years. For the purpose of this assessment the build out rates for Cranbrook
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have been set at 25 in years 1 to 2, 50 for years 2 to 3, 100 for years 3 to 4, 150 for years 4 to 5,
225 for years 5 to 6 and 450 thereafter to reflect a start in 2011 in depressed market conditions.

Stage 7: Assessing when and whether sites are likely to be developed

6.14 PPSS3 states that in order to be considered deliverable, sites should, at the point of
adoption of the relevant DPD:

Be Available — the site is available now;

Be Suitable — the site offers a suitable location for development now and would contribute to the
creation of sustainable, mixed communities;

Be Achievable — there is a reasonable prospect that housing will be delivered on the site within
five years. (Paragraph 54)

6.15 Assessing the suitability, availability and achievability of sites will provide the information
that is needed to judge the deliverability and developability of those sites, within plan making
contexts. CLG Guidance sets out the following criteria for those two important factors:
Deliverable — a site is available now, offers a suitable location for housing development and there
is a reasonable prospect that housing will be delivered on the site within five years of adoption of
the relevant DPD.

Developable — a site should be in a suitable location for housing development and there should
be a reasonable prospect that it will be available for and could be developed at a specific point in
time.

The Guidance also notes that the assessment of deliverable and developable sites should be
made irrespective of the level of housing provision that is actually needed over the plan period.

6.16 In considering developability, the Panel applied the following conventions.

For a site to be considered as ‘developable’ in the first 5 year SHLAA period:

(i) Planning permission for the development of the site or a planning application nearing approval
must exist.

(i) There must be no legal or ownership constraints (or lease or tenancy obligations) or other
barriers that would compromise the availability of the site.

(iif) The site should either be controlled by a housing developer, a land owner who has expressed
an intention to sell, or be owned by a public body (e.g. parish council, district council) willing to see
the site developed.

(iv) A brownfield site with the potential to make a contribution to housing delivery during the 5 year
period.

Sites that do not have planning permission or are not compliant with existing local plan po