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Strategic Housing Land Availability Assessments (SHLAA) are an
important component of the evidence base used to support the delivery of
sufficient land for housing. These assessments are used to support plan
preparation, allowing an understanding of the characteristics of housing
land supply and opportunities available to assist land provision for housing
development. They are required by national planning policy as set out in
the National Planning Policy Framework. This requires local planning
authorities to ‘prepare a Strategic Housing Land Availability Assessment to
establish realistic assumptions about the availability, suitability and the
likely economic viability of land to meet the need for housing over the plan
period.’

The primary purposes of the SHLAA are to:

¢ |dentify sites and broad locations with potential for development.

e Assess their development potential.

e Assess their suitability for development and the likelihood of
development coming forward (the availability and achievability).

The role of the SHLAA is to provide evidence to support plan making but
does not in itself determine whether a specific site should be either
allocated or granted planning permission for housing development.

The North Somerset SHLAA 2013 (the Assessment) conforms to current
national guidance as set out in Strategic Housing Land Availability
Assessments: Practice Guidance (DCLG 2007). Recent National Planning
Practice Guidance published in draft form has also been reviewed to
ensure the study reflects current practice. The Assessment updates the
2011 SHLAA to a base date of April 2013.

The Assessment is based on the adopted Core Strategy spatial strategy
and a housing requirement of 14,000 dwellings. If these should change as
a result of the examination of remitted policies, then the next review will
take this into account. (The Council has recommended that the housing
requirement is increased to 17,130 dwellings but this will be tested at
examination).

North Somerset Council has regular liaison with neighbouring authorities in
relation to housing matters including SHLAA studies to ensure that data is
collected and monitored in a consistent way which can be aggregated and
support sub-regional working in the West of England.

It is important for North Somerset Council to have a wide understanding of
housing land availability regardless of the amount of development required
by the Local Plan. While the Assessment needs to take account of the
policy context, the starting point is to assess all sites put forward
regardless of their suitability in relation to the Local Plan.
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The identification of a site does not imply that there is any
presumption in favour of any development proposal or that planning
permission will be granted should an application be submitted. The
SHLAA is not comprehensive, but simply illustrates the range of
opportunities which could be assessed, along with other sites, should
additional housing sites be required as part of the plan-making process in
the future.

The Assessment covers both sites currently in the planning process: (such
as planning permissions, subject to legal agreement, dwellings under
construction and allocated sites) and other opportunities which can include
vacant land, land in other uses, intensification, large scale redevelopment,
and proposed extensions to towns and villages.

The total of all sites regardless of constraints or suitability is referred to as
the total assessed capacity and equated to around 1,765 hectares of
land with a dwelling potential of approximately 39,000 dwellings. These
sites primarily result from landowner/developer submissions.

The site assessment process refines the total assessed capacity to identify
those opportunities which, subject to further detailed investigation, could
be used to support the plan making process. This is the identified
potential and comprises 8,113 dwellings.

The remaining sites are referred to as the discounted sites. This
category is further sub-divided into those sites which are either broadly
consistent with the spatial strategy but assessed as having significant
constraints (Schedule 2A) and sites that are incompatible with the existing
spatial strategy such as Green Belt or countryside locations (Schedule 2B).

In relation to the Core Strategy requirement of 14,000 dwellings, after
deducting completions of 5,992 dwellings the remaining target is 8,008
dwellings 2013-2026. Deducting sites with planning permission leaves a
residual requirement of 4,954 dwellings to be addressed through the plan
making process.

The total of potential housing sites within North Somerset is more than
sufficient to meet the Core Strategy challenge across the plan period and
will also provide flexibility in the range of sites which could be brought
forward.
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North Somerset SHLAA 2013: Land Availability Summary

Housing requirement

Core Strategy housing requirement
A | 2006-2026 14,000
B Completions 2006-2013 5,992
Residual dwelling requirement
e 2013-2026 il

Sources of supply

Planning permissions, dwellings under
D construction, and approvals subject to 1,972
S106 Agreement (but excluding
Weston Villages)

E Weston Villages: sites with planning

. 1,082
permission
E Weston Villages: remaining strategic 4,650
3s allocation
:g, § G Remalr\lng Replacement Local Plan 348
g8 allocations
Sites not in the planning process* 3,115
I Empty homes (10 dwellings pa) 130
J Windfall (2013-2018) 745
K Broad Locations (2019-2026) 1,820
L Potential supply 2013-2026 13,862
M Overall potential supply 2006-2026 19,854

* The identified potential represents a range of sites to be assessed in detail through the plan-
making process. The inclusion of any specific site does not imply that there is a presumption in
favour of any development proposal or that planning permission will be granted should an
application be submitted.
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CHAPTER 1: Introduction
National Planning Policy Framework

Strategic Housing Land Availability Assessments (SHLAA) are an important
component of the evidence base used to support the delivery of sufficient land for
housing. Their preparation is required by the National Planning Policy Framework
(NPPF, 2012). This states that local planning authorities should have a clear
understanding of housing needs in their area and should “prepare a Strategic
Housing Land Availability Assessment to establish realistic assumptions about
the availability, suitability and the likely economic viability of land to meet the
identified need for housing over the plan period” (paragraph 159).

The primary purposes of the SHLAA is to:

¢ |dentify sites and broad locations with potential for development.

e Assess their development potential.

e Assess their suitability for development and the likelihood of
development coming forward (the availability and achievability).

This approach ensures that all land is assessed together as part of plan
preparation to identify which sites or broad locations are the most suitable and
deliverable for a particular use.

The SHLAA findings are used to support the NPPF objective of delivering a wide
choice of high quality homes through providing the evidence to support residential
allocations in Local Plans and the supply of deliverable sites, including the
requirement to retain a five-year supply.

North Somerset SHLAA (2013)

This is the third SHLAA prepared by North Somerset Council and the
methodology closely follows that used in the previous 2011 document. The
starting point is a review of the 2011 sites, supplemented by an assessment of
new sites which have been drawn to the Council’s attention.

The policy context for the SHLAA is the North Somerset Core Strategy. While the
Core Strategy was adopted in April 2012, Policy CS13 relating to the housing
requirement and a number of other policies have been remitted back to the
Planning Inspectorate for re-examination. The SHLAA will provide evidence to
support the re-examination process which is anticipated will take place in early
2014. As this document uses a base date of April 2013, outputs of the SHLAA
will relate to the current housing requirement of 14,000 dwellings. If the housing
requirement is increased or the spatial strategy amended as a result of the
examination of remitted policies, then this will need to be taken into account when
the document is reviewed. The Council has indicted that on the basis of up-to-
date evidence that the housing total should be increased to 17,130 dwellings but
this will be tested at examination.
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The Council works closely with other authorities within the West of England and
has agreed common methodologies to ensure that housing data is collected and
monitored on a consistent basis and can be aggregated across the sub-region.

While the adopted Core Strategy provides the overall context and helps to inform
the scope of the study, the Assessment is not constrained by the plan’s housing
requirement. The Assessment considers all potential opportunities across North
Somerset whether or not they are consistent with the Core Strategy approach.
This aggregate figure of all sites is referred to as the ‘total assessed capacity’.
Following the assessment process, the total assessed capacity is refined to
produce the ‘identified potential’ ie sites which are considered to have potential
further consideration through the plan making process.

Sites are appraised to assess their suitability, availability, and achievability, the
extent of any constraints, and possible actions to address them, and an
assessment made of the likely housing yield. Based on evidence and reasonable
assumptions around anticipated availability, an indication is then given as to the
potential supply across the plan period, both the 5 year and longer term housing
land supply in line with the NPPF requirements.

The SHLAA does not allocate sites; neither does it constitute planning policy.
It is an evidence source providing an overall assessment of housing supply
including detailed appraisal of specific sites. The identification of particular
sites does not imply that there is a presumption in favour of any development
proposal or that planning permission will be granted should an application be
submitted. All such proposals will be considered through the normal
development management process. “The Assessment is an important
evidence source [as part of a wider evidence base] to inform plan-making, but
does not in itself determine whether a site should be allocated for housing
development” (paragraph 8, Practice Guidance).

The SHLAA pulls together the various potential sources of housing land supply to
identify potential delivery over the plan period (2006-2026). This includes not
only the identified potential from the site assessment process but also
completions, sites with planning permission, under construction or with other firm
commitments, empty homes, windfall and the assessed contribution from broad
locations.

The starting point is to identify the ‘total assessed capacity’. This is the total of all
known housing opportunities from a variety of sources. A distinction can be made
between sites which are currently in the planning system and others. These are
identified separately in the Assessment.

The assessment process results in a refinement of the total assessed capacity
into potential opportunities referred to as the ‘identified potential’ (Schedule 1)
and the remaining ‘discounted sites’. The latter is further sub-divided into those
sites which are either broadly consistent with the spatial strategy but assessed as
having significant constraints (Schedule 2A) and sites that are incompatible with
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the existing spatial strategy such as Green Belt or countryside locations
(Schedule 2B).

The 2013 Assessment reviews the 2011 SHLAA using the methodology set out in
the DCLG SHLAA practice guidelines (2007). At the time that the 2013
Assessment was being finalised the government published new guidance as part
of the draft National Planning Practice Guidance. Although there are some
differences in emphasis, the overall approach and outputs are very similar, and
the 2013 Assessment will continue to follow the methodology set out in the 2007.
The next iteration of the SHLAA will be based on the new guidance once it has
been confirmed.

The SHLAA 2013 follows the ten stages described in the 2007 guidance and
shown diagrammatically below. However, having regard to the structure of the
draft NPPG these are grouped into the following broad headings. The remaining
chapters of the SHLAA work through the stages set out in the methodology:

Chapter 2: Site identification (stages 1-4).

Chapter 3: Site assessment (stages 5-7).

Chapter 4: Assessment review (stage 8).

Chapter 5: Broad locations and windfall (stages 9-10).
Chapter 6: Final evidence base.
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Stage 1:

| Planning the Assessment

i B

Stage 2:

Determining which sources of sites
will be included in the Assessment

Stage 3: Stage 4:
Desktop review of existing < | Determining which sites and areas
information will be surveyed
Stage 5:
Carrying out the survey
Stage &: Stage 7!

Estimating the housing potential
of each site

Assessing when and whether sites
are likely to be developed

-

S5tage 8:

Review of the Assessment ‘

Stage 9:

Identifying and assessing the
housing potential of broad locations
{when necessary)

Stage 10:

Determining the housing potential
of windfalls

{where justified)

The Assessment
Evidence Base

Regular monitoring
and updating ;
{at least annually) {

I ) :
¢ Informs five year supply
1 of deliverable gites

I
| Informs plan
1 preparation
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CHAPTER 2: Site identification
Stage 1: Planning the Assessment

This SHLAA covers the administrative boundaries of North Somerset and has
been prepared using in-house resources. The Council works closely with the
West of England partners to ensure consistency in the way data is gathered and
monitored to enable outputs to be aggregated across the sub-region.

The base date for the Assessment is April 2013, and covers the Core Strategy
period up to 2026. Identified dwelling potential is included across the following
time periods:

o Initial 5 years (2013-2018) — Short term (deliverable supply)
o Years 6-13 (2019-2026) — Medium/long term (developable)

A site size threshold of 0.25 hectares has been used as a guide for the study or a
minimum dwelling yield figure of 5 dwellings. This approach is considered
justified given the characteristics of housing land supply and the large amount of
housing expected on medium to large sites. During the 2011 call for sites
however, no parameters were placed on the sites submitted in order to obtain a
comprehensive selection of sites across North Somerset.

Stage 2: Determining which sources should be included in the Assessment

The Assessment covers both sites in the planning process and other
opportunities:

Sites in the planning process include unimplemented residential planning
permissions, sites with permission subject to legal agreement, dwellings under
construction and allocated sites.

Sites not yet in the planning process can include vacant land, land currently in
non-residential use and which may be suitable for redevelopment for housing,
intensification within existing residential areas, large scale redevelopment, and
proposed extensions to towns and villages. For the purposes of this SHLAA new
allocations proposed in the Consultation Draft Sites and Policies Plan are treated
as not yet being in the planning process.

The North Somerset SHLAA takes a comprehensive approach to site
identification and no sites above the minimum site size thresholds are excluded
from the ‘total assessed capacity’. The role of the SHLAA is to consider all
opportunities as an evidence base for the plan-making process. If the nature of
the district housing challenge or the spatial strategy change in the future then the
Assessment will provide an indication of potential opportunities which may not
currently be considered part of the ‘identified potential’.

10
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The following plan illustrates the nature of the housing challenge by identifying
the extent of the district affected by the broad constraints of flood zone 3b, Area
of Outstanding Natural Beauty and Green Belt.

[ Green Belt
Fz &_| ACIME
B riood zons 3

S Memth Strategic Housing Land Availability Assessment 2013
E15omesel Broad constraints plan

The key task for the SHLAA process is to define the identified potential or those
sites which, subject to further detailed investigation, would provide the evidence
base for future plan making. Sites which comprise the identified potential should
be consistent with the overall spatial strategy and without significant constraints,
and illustrate the type of development opportunities which could come forward.
These sites are listed in a schedule as an appendix to the main report.

Sites identified as being inappropriate are referred to as the discounted sites.
This category is further sub-divided into sites which are broadly consistent with
the spatial strategy but have significant constraints (Schedule 2A) and sites that
are incompatible with the existing spatial strategy such as Green Belt or
countryside locations (Schedule 2B). These sites are also listed in Appendix A.

Schedule 2A sites include:

o Sites which are broadly consistent with the Core Strategy spatial
strategy but assessed as having significant constraints — such as
sites within proposed strategic gaps or designated nature
conservation sites.

o Sites not immediately adjacent to the settlement boundaries of
towns or service villages but identified as being in close proximity to

11
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and well related to the built-up area and, and of an appropriate
scale.

o Sites adjacent to infill village settlement boundaries - these are
inconsistent with the spatial strategy but there is the scope for
settlement boundaries to be amended through the Sites and
Policies Plan, although the scale of many of these proposals is
inappropriate.

The previous SHLAA was based on a 2010 ‘call for sites’ and these sites have
been taken forward and reviewed. Although the 2013 study did not include a new
call for sites, sites put forward as part of the draft Sites and Policies Plan
consultation exercise in Spring 2013 were added. In addition, other sites put
forward since the call for sites have been included as well as other opportunities
such as sites subject to pre-application discussions. However, as the SHLAA is
primarily based on an assessment of sites put forward by landowners/developers
it is not a comprehensive assessment and should therefore be seen as illustrative
of the type of opportunities which might come forward.

All potential sites are categorised in relation to the sources of housing supply
used in the Residential Land Survey (RLS) monitoring framework so allowing
comparisons to be made between historic and potential future activity.

Sources of housing supply based on RLS classifications
Category 1 | Vacant, previously developed land and buildings
Category 2 | Vacant land, not previously developed
Category 3a | Redevelopment of existing housing

Category 3b | Redevelopment of other existing uses
Category 4 | Development of underused car parks
Category 5 | Conversion of commercial buildings

Category 6 | Living over the shop

Category 7 | Sub-division of existing housing

Category 8 | Intensification of existing housing

Category 9 | Empty homes

Stage 3: Desktop review of existing information

The desktop review at the start of the process considered a range of land supply
sources, including potential included through previous SHLAA studies,
Residential Land Survey 2013, and other relevant information on potential
housing supply including planning applications, other submissions, market
information and briefs.

In respect of sites currently in the planning process the key sources were:

o Residential Land Survey 2013 - to identify sites with permission,
under construction or other firm commitments.
. Existing local plan allocations — Replacement Local Plan.

o Weston Villages SPD.

12
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For sites outside the planning process the sources include:

Review of 2011 SHLAA sites.

New draft allocations in the Sites and Policies Plan.

Sites submitted for consideration since the ‘call for sites’.

Sites proposed by landowners/developers in response to the Sites
and Policies Plan consultation process.

o Other known opportunities promoted by landowners/developers
such as through pre-application discussions, refused applications or
proposals to extend the developable area at Weston Villages.

o Redevelopment of sites or buildings in non-residential use — such as
permitted development changes to allow employment to residential.
o Empty homes data.

The assessment did not consider sites where there was no known
landowner/developer interest or the potential of publicly owned land.

Unimplemented planning permissions

Sites with planning permission should be considered deliverable until permission
expires, unless there is clear evidence that schemes will not be implemented
within five years, for example they will not be viable, there is no longer a demand
for the type of units or sites have long term phasing plans (NPPF paragraph 12).
These will be reviewed in order to assess the likely level of housing development
that may come forward in the short term. The Residential Land Survey maintains
a schedule of sites with an outstanding permission.

Replacement Local Plan housing allocations

Ten allocated sites that have no planning permissions have been included within
this source. These sites provide for a possible 348 units and are included within
the 5 year supply.

Core Strategy strategic allocation at Weston Villages

Land is allocated at Weston Villages in the adopted Core Strategy. This
comprises employment-led redevelopment of sites between Weston and the M5
focussed on the former Weston Airfield and RAF Locking. The Weston Villages
SPD provides a masterplanning framework for the delivery of approximately
5,800 dwellings to 2026. Planning permission has been granted for the first
phases of development equating to 1,082 dwellings. 68 dwellings have been
completed and a further 4,650 are allocated.

Empty homes

As at the end of August 2013 there were 479 properties that have been empty for
6 months or more. This compares to around 1,296 empty homes in June 2011
and 1,160 recorded in 2008, demonstrating a significant reduction in empty
homes. This is probably indicative of market conditions, the desire of owners to
maximise return from their assets, and the effects of council initiatives to bring
empty homes back into active use. Whilst some vacancies are down to the
normal functioning of the housing market termed transactional vacancies

13
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(properties active in the housing market), it is the non-transactional vacancies that
may require action to bring them back into active use.

North Somerset Council has a target of 40 empty dwellings brought back into use
per year. In 2012/2013 the actual total was 42 dwellings. The Council’s Empty
Property Steering Group, which includes housing association representatives,
prioritises and co-ordinates a range of initiatives to encourage the re-use of empty
properties such as offering advice on financial assistance, help with selling or
letting and awareness raising. The 2011 SHLAA included a conservative
estimate of 10 dwellings per year and this annual figure is retained in the 2013
SHLAA.

Stage 4: Determining which sites and areas will be surveyed

The nature of the housing challenge is set out in the Core Strategy. The adopted
version set out a housing requirement of a minimum of 14,000 dwellings 2006-
2026 although this is currently being re-examined, and the Council has indicated
that this should be increased to 17,130 dwellings. The SHLAA therefore needs to
consider potential opportunities should the housing figure be increased as a result
of that process. The Assessment is based on the spatial strategy as set out in
the adopted Core Strategy. Again, should the spatial strategy be amended as a
consequence of the housing requirement being increased then the SHLAA is the
evidence source which identified potential opportunities.

The Core Strategy approach focuses development at the principal settlement of
Weston-super-Mare as part of a comprehensive employment-led strategy to
address self-containment, out-commuting and regeneration issues. This includes
the strategic allocation at Weston Villages. Elsewhere the other main
opportunities will be found at the towns although there will be constraints
particularly in respect of flood zones and Green Belt. Within the rural areas the
service villages will be the focus for any new development albeit at an appropriate
scale on smaller sites, and within settlement boundaries of the infill villages.
Elsewhere in the countryside, including the Green Belt there is not anticipated to
be much opportunity although within North Somerset there is development
pressure in several areas as a consequence of the current uncertainty of the Core
Strategy process. Known developer aspirations in the Green Belt which are in
conflict with the spatial strategy and are often of a significant scale are therefore
included as part of the overall assessment but not included as part of the
identified potential.

The Assessment covers the entire area of North Somerset in order that a
comprehensive picture can be gained regarding site availability, and capacity,
and developer interest. The sites are divided into the following geographical
areas to ensure consistency with the broad spatial strategy:

Weston-super-Mare Including the strategic allocation at Weston Villages
Towns Clevedon, Nailsea and Portishead
Service villages

T Covers the rural area including various settlements,
Infill villages

Green Belt, AONB and other countryside.

Countryside

14
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The assessment of broad locations (chapter 5) similarly identifies the same
spatial hierarchy; namely Weston-super-Mare, the three towns, and opportunities
within the rural area.

Weston-super-Mare

Weston-super-Mare is the largest urban area within North Somerset and has
been the focus for housing development in recent years particularly Locking
Castle, St. Georges and West Wick as the town has expanded eastwards
towards the M5. Further growth is underway at Weston Villages through an
employment-led approach which seeks to balance houses and jobs. Elsewhere
within the urban area there are a range of housing opportunities particularly within
the town centre and gateway areas where vacant sites and redevelopment
opportunities have been identified. Many of these redevelopment sites have
specific delivery challenges such as multiple ownerships, land assembly and
viability.

At Weston Villages there are opportunities to intensify or extend the existing
allocated sites although this will have consequences for the place-making,
environmental and employment-led objectives.

Clevedon, Nailsea and Portishead

The three towns have historically been the preferred locations for new
development after Weston-super-Mare given their size, function and range of
facilities and there has been significant recent expansion at Portishead. In the
future it is anticipated that the opportunities for further expansion are likely to be
more limited, although there is development pressure around Nailsea. The towns
have historically delivered significant small-scale opportunities within the urban
areas, and this is expected to continue.

Service Villages

Opportunities within the Service Villages are generally limited whilst sites put
forward by landowners/developers for expansion are more numerous. As part of
the ‘call for sites’ exercise a significant number of sites were submitted adjacent
to the settlement boundaries, in particular around Banwell, Congresbury, Easton-
in-Gordano, Winscombe and Yatton, and further sites have been submitted since.
While sites adjacent to settlement boundaries may be broadly consistent with the
spatial strategy, often these comprise large tracts of land where applying a
standard density multiplier would produce dwelling numbers of an inappropriate
scale for the type of settlement and involve significant encroachment into the
countryside.

In order to take account of the need for potential sites to be of a suitable scale all
sites adjacent to the settlement boundaries of Service Villages are capped at a
notional 30 dwellings.

Infill Villages

Opportunities within the Infill Villages are generally more limited than at the
Service Villages reflecting in part the policy status of these areas. However, as
part of the ‘call for sites’ exercise a significant number of sites were submitted

15
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adjacent to and outside of the settlement boundaries, in particular around Dundry,
Kewstoke, Locking, Sandford and Claverham.

Countryside

The countryside category includes all land outside of the settlement boundaries
as defined in the Local Plan. It includes large parts of the Green Belt and Mendip
Hills Area of Outstanding Natural Beauty and is an area not expected to deliver
much in the way of housing potential unless there is a significant change to the
spatial strategy.

16
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CHAPTER 3: Site assessment
Stage 5: Carrying out the survey

All sites were assessed using a common assessment template. This included the
following:

Site reference: Each site has a unique reference number.

Source reference: Each site is categorised in relation to the Residential
Land Availability Survey classifications (categories 1-9).

Site location: Brief description of the site.

Site size: The gross site area in hectares. In some cases a smaller
potential developable area has been assessed e.g. if a site has been
submitted as a mixed use site.

Density: A density of 40 dwellings/ha has been used unless a more
appropriate alternative has been identified.

Dwellings: For sites larger than 2 hectares a reduced yield has been
assumed (commonly 50%) to factor in the non-residential elements that
would be present on larger sites e.g. open space etc. In some cases a
range of dwellings has been suggested.

Broad geographic area: Indicates the geographical location in relation to
the spatial strategy:

Brief description: Provides a short description of the site.

Surrounding uses: A description of adjacent land uses.

Assessment summary: An overview of the initial assessment of the site’s
potential. Each site assessment includes an initial consideration of the
suitability, availability and achievability of a site using criteria within the
2007 Guidance.

Likely timeframe: An indication is given as to when the site may be
developed within two timeframes - 2013-18 (short term) and 2019-2026
(medium to long term).

Identified constraints: This is an initial assessment of key constraints
where these have been identified. However this is not likely to be
exhaustive so further detailed assessment will be required. This more
detailed site analysis may subsequently conclude that a site is not
appropriate for further consideration.

Possible actions: These are a list of possible actions that may be available
to address any identified constraints. They are not exhaustive but serve to

17
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demonstrate possible options in bringing forward a site through the plan-
making stages.

Stage 6: Estimating the housing potential of each site

Density multipliers have been used to give a basic indication of the potential
dwelling yield from each site. However, they cannot entirely factor in the nuances
of a given site and therefore each site is subject to detailed assessment and
judgement as to the potential dwelling yield. A default 40 dwellings per hectare
(dph) has been used as a benchmark, ‘policy-driven’ density. In addition to that a
lower 30dph is tested, and for specific sites where more information is known, a
specific density is applied. In cases where more detailed information is present
and where dwelling yields have been refined through site specific analysis
(including assessment of local character and site constraints), specific densities
have been applied to specific sites.

To compliment this approach, a design led approach has been applied to a
sample of sites already subject to an initial site assessment to provide a more
accurate dwelling yield and to provide a check on the density multiplier approach.
This could include the application of broad design scenarios to illustrate a more
accurate dwelling yield from each site. Another approach could be to use
successful sample schemes from elsewhere to inform housing yield. These
approaches can be used to a greater degree when considering specific sites for
allocation and their respective dwelling potential.

Where more detailed information is gained for example through pre-application
discussions, supporting documentation provided with submitted sites, or site
briefs, then this will be used where appropriate to inform the housing yield of each
site. This method is particularly useful for the Weston Villages where significant
work has already been done in the context of the masterplanning framework and
detailed site layouts. It is important not to over-estimate the potential yield from
each site but to give a balanced assessment reflecting policy considerations and
other constraints.

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

The practice guidance states that “assessing the suitability, availability and
achievability of a site will provide the information on which the judgement can be
made in the plan making context as to whether a site can be considered
deliverable, developable or not currently developable for housing development.”

To be considered deliverable: the site is available now, is a suitable location and
there is a reasonable prospect that housing will be delivered within 5 years.

To be considered developable: the site should be in a suitable location and there

should be a reasonable prospect that it will be available for and could be
developed at a specific point in time.

18
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Assessing suitability

The general assumption is that a site will be suitable for housing development if it
offers a suitable location for development and would contribute to the creation of
sustainable, mixed communities (Practice guidance paragraph 37).

Assessing availability

The general assumption is that a site is considered available for development
when, on the best information available, there is confidence that there are no
legal or ownership problems, such as multiple ownerships, ransom strips,
tenancies or operational requirements of landowners (Practice guidance
paragraph 39).

Assessing achievability

A site is considered achievable for housing development where there is a
reasonable prospect that housing will be developed on the site at a particular
point in time (Practice guidance paragraph 40). There is potential for many
unforeseen factors to impact upon this criteria and it is important not to generalise
about sites, for example, in terms of site viability.

Overcoming constraints on sites identified

Many sites identified within the Assessment will be subject to constraints of
varying type and complexity ranging from physical constraints to ownership
issues. Where these are known they are included within the assessment of each
site along with some possible actions to overcome them. A more rigorous
analysis will be required at the planning application stage (perhaps as part of
early site feasibility studies) or at the plan-making stage where a site is being
formally considered for allocation.
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CHAPTER 4: Broad locations and windfall
Stage 9: Identifying and assessing the housing potential of broad locations

In line with the emerging National Planning Policy Guidance and in addition to
specific sites, broad locations can also be included in the assessment. The
following broad locations have been identified which reflect the existing Core
Strategy settlement hierarchy and residential development opportunities.

Weston-super-Mare

In addition to the specific sites already identified through the Assessment, Weston
will be the focus for development and it is expected that small site windfall will
continue at previous rates throughout the plan period. The average annual rate
of completions in Weston on small sites in the plan period so far is 90 per annum.
Between 2019 and 2026 in the region of 720 dwellings is expected from this
source of supply. In addition, a conservative estimate of 50 dwellings per annum
is made for large windfall sites for the later years of the plan period. This is
representative of the average over the plan period so far, of 63 dwellings per
annum, and is expected to be delivered through schemes such as conversion of
former hotels and care homes, and potential residential opportunities within the
town centre. In addition, government policies on permitting conversion from
shops and offices to residential may boost this stream of supply.

Total expected supply in addition to sites already identified (2019-2026) 1,120
dwellings

Clevedon, Nailsea and Portishead

Small sites are expected to continue as a steady stream of supply within these
towns over the remaining years of the plan period. In the years so far, Clevedon
has delivered an average of 19 per annum on small sites, Nailsea 8 dwellings per
annum and Portishead 12 per year. After the next five years (for which windfall
assumptions have already been made) these figures are used as estimates for
the remaining eight years of the plan period, and a total of 300 dwellings are
expected from this source. Whilst large sites may also come forward within these
towns, it is expected that they will be delivered on some of the sites already
identified as potential in this assessment.

Total expected supply in addition to sites already identified (2019-2026) 300
dwellings

Villages and rural area

Over the past seven years an average of 50 dwellings per annum have been
delivered on small sites across the district outside of the four towns. It is
estimated that this rate could continue across the plan period, as whilst the Core
Strategy adoption has removed some of the settlement boundaries for the smaller
villages, it provides a more positive approach to growth within the service and
infill villages than the previous restrictive approach in the Replacement Local
Plan, Policy H/7 (v). This could provide for a further 400 dwellings over the later
years of the plan period.
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Total expected supply in addition to sites already identified (2019-2026) 400
dwellings

Stage 10: Determining Housing Potential from windfall

Housing provision from windfall has historically contributed a significant amount of
dwellings in North Somerset. National guidance set out in the NPPF suggests
that windfall can be included for the first five years where justified by local
circumstances. Within North Somerset windfall developments are expected to
continue to consistently form a reliable source of supply.

During the plan period so far, a total of 1,261 dwellings have been delivered on
small windfall sites (defined as a net gain of 1-9 dwellings) despite challenging
economic circumstances and a restrictive policy approach to rural development
(North Somerset Replacement Local Plan Policy H/7). The Core Strategy
approach is not significantly different from the Replacement Local Plan, whilst the
settlement boundaries of some villages in the countryside have been removed,
more flexibility exists in respect of the service and infill villages, which have
retained defined boundaries. Large windfall sites also provide a contribution to
housing supply, although these are more difficult to predict. To include an
assumption for this type of site may lead to ‘double-counting’ given the emerging
Sites and Policies Plan proposed allocations. Overall it is the council’s
assessment that small site windfall will continue to come forward at a similar rate
as in previous years.

An allowance is made for 149 dwellings per annum on small windfall sites for the
first 5 years. This figure has been calculated by taking the average of 179 units
per year over the plan period so far, less 17% delivered on garden land, as per
NPPF advice.

Windfall is identified at 149 dwellings per annum for the first five years (2013-

2018).
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CHAPTER 5: Assessment review

Stage 8: Review of the Assessment

This section draws together the key outcomes of the Assessment focussing on
the identified potential. A full schedule of the sites assessed, including those

discounted, is provided in Appendix A: Schedule of Sites.

Total assessed capacity

Total assessed capacity equated to around 39,000 dwellings. The chart below
illustrates the broad distribution of the assessed capacity. The largest proportion
was attributed to the countryside (including Green Belt and the AONB), followed
by land at Weston-super-Mare (largely Weston Villages). The more limited
amount of land considered in the other settlement categories reflects the limited
opportunities available. However a notable range of sites are proposed at the
service villages indicating the level of developer interest in these areas and the
scale of site opportunity.

Total assessed capacity by broad area

WSM

Towns
4%

Countryside
61%

Service
9%

Infill
4%

Identified potential

Around 79% (of indicative dwelling yield) of the total assessed capacity was
discounted through the assessment process. This left a residual ‘identified
potential’ of approximately 8,113 dwellings in locations which are broadly
consistent with the policy objectives of the Core Strategy. The following
illustrates the broad distribution of the identified potential.
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Identified potential by broad area

Infill
1%

Service
10%

WSM
82%

The identified potential excluding the sites at Weston Villages and the remaining
allocated sites, are considered to provide the potential to form a longer term
developable supply of land. Given that they are not committed sites (and
therefore in the main not part of the 5 year supply) there may be constraints on
them that require addressing in order to ‘unlock’ them. These are illustrative of
the type of sites which could be brought forward during later stages of the plan
period if required.

The following figure provides a comparison of total assessed capacity and
corresponding identified potential by broad area. It demonstrates that most
discounted sites were in the countryside category compared to elsewhere where
most capacity was identified as forming a potential supply.
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Total Assessed Capacity v Identified Potential by area
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Following the assessment process, an identified potential of 8,113 dwellings was
identified across 72 sites, 10 of which are remaining Replacement Local Plan
allocations. This identified potential is distributed as set out in the chart above,
with Weston Villages accounting for the largest share. A significant potential has
been assessed at Weston urban area and the Service Villages but this is subject
to particular constraints and if considered further through the plan making
process, should form part of the Sites and Policies Plan and be subject to
sustainability appraisal. A key constraint on capacity across the service villages
is the limited services, facilities and infrastructure which limits the scale of
development that can be accommodated sustainably.

Despite significant capacity being promoted throughout the countryside, the

assessment did not translate to any significant potential due to Green Belt and
other policy constraints and limitations around service and infrastructure capacity.
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The table below sets out the dwelling potential from all sources 2013 — 2026
divided into two broad time periods. This evidence will be used to support the
next five year land supply position statement, which will present the residual
dwelling requirement, annualised over the remaining years of the plan period,
against the deliverable capacity.

Identified potential by time period

2013-18 2019-26

Permissions | Other sites | Permissions | Other sites
Weston-super-Mare 1,373 662 400 6,015
Towns 756 20 - 528
Service Villages
Infill Villages 525 134 - 754
Countryside
Total 2,654 816 400 7,297
Totals 3,470 7,697
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CHAPTER 6: Final evidence base

The key findings of the Assessment are summarised below in the Land
Availability Summary table. This brings together the different categories of land
supply including sites within the planning system, other potential opportunities,
assessments of broad locations and windfall. This enables the potential supply to
be compared to the Core Strategy housing requirement. The letters A to M in the
following paragraphs relate to the rows in the table.

North Somerset SHLAA 2013: Land Availability Summary

Housing requirement

A Core Strategy housing requirement

2006-2026 14,000
Completions 2006-2013 5,992
Residual dwelling requirement

C | 2013-2026 U

Sources of supply

Planning permissions, dwellings under
D construction, and approvals subject to 1,972
S106 Agreement (but excluding
Weston Villages)

E Weston Villages: sites with planning

. 1,082
permission
E Westop Villages: remaining strategic 4,650
3s allocation
:E:, § G Remalplng Replacement Local Plan 348
g8 allocations
Sites not in the planning process* 3,115
I Empty homes (10 dwellings pa) 130
J Windfall (2013-2018) 745
K Broad Locations (2019-2026) 1,820
L Potential supply 2013-2026 13,862
M Overall potential supply 2006-2026 19,854

* The identified potential represents a range of sites to be assessed in detail through the plan-
making process. The inclusion of any specific site does not imply that there is a presumption in
favour of any development proposal or that planning permission will be granted should an
application be submitted.
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Housing requirement

The starting point is the Core Strategy housing requirement of 14,000 dwellings
2006-2016 (A). Completions 2006 to end March 2013 of 5,992 dwellings (B) are
deducted to leave a residual dwelling requirement April 2013-2026 of 8,008
dwellings (C).

Sources of supply

The sources of supply are divide into those sites already in the planning system
(planning permissions, under construction and other firm commitments (D and E),
Weston Villages (F), and the Replacement Local Plan allocations (G)), sites not
yet in the planning process (H), empty homes (1), windfall from the first five years
(J) and an assessment of broad locations 2019-2026 (K). The ‘identified
potential’ includes sites both within and outside the planning process.

Aggregated together, this equates to a potential supply of 13,862 dwellings 2013-
2026 (L). Adding on completions (B) gives an overall potential supply over the
Core Strategy period 2006-2026 of 19,854 dwellings (M).

Conclusion

The Assessment has demonstrated that there exists a range of deliverable and
developable sites to meet the Core Strategy requirement of 14,000 dwellings
2006-2026, and the five year supply requirements. There is sufficient flexibility
and choice to support the consideration of a variety of sites for allocation through
the Sites and Policies Plan. In addition, there exists a range of development
opportunities which are broadly in accordance with the spatial strategy and which
could be assessed through the plan-making process should further housing
capacity be required.

Monitoring and review

The Assessment will be subject to regular review and updating. Housing delivery
will be monitored through the Residential Land Availability Survey and used
during future review of the SHLAA to review the assumptions made, and to
determine any changes necessary.

As site circumstances change the study will be reviewed and updated to facilitate
the necessary supply of housing land. Databases set up to facilitate the project
will be kept up-to-date and will provide an efficient way of managing the provision
of housing, ensuring that the study remains fit for purpose.
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Appendix A: Schedule of sites

The three schedules set out the list of sites assessed, sub-divided into the
following categories:

e Schedule 1: Identified Potential
The potential dwelling yield on those sites marked with an asterisk (*) has
been capped at a notional 30 dwellings to reflect the need for sites
adjacent to service village settlement boundaries to be of a suitable scale.
e Schedule 2A: Discounted sites - sites with significant constraints

e Schedule 2B: Discounted sites - incompatible with the spatial strategy
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