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1. Introduction 
 
1.1 Document Status 
 
1.1.1 As part of the work to produce the Local Development Framework (LDF) for 
Brighton & Hove, the council is required to produce a Strategic Housing Land 
Availability Assessment (SHLAA). This will form part of the evidence base and 
background information to inform the council’s ‘Core Strategy’ and other 
Development Plan Documents (DPDs). 
 
1.1.2 The SHLAA is required by national planning policy set out in ‘Planning 
Policy Statement 3: Housing’ (PPS3, CLG November 2006). The ‘Strategic 
Housing Land Availability Assessments: Practice Guidance’ note published by 
the Department for Communities and Local Government (CLG July 2007), 
provides guidance to local planning authorities on how to carry out such 
Assessments in order to identify land for housing and assess the deliverability 
and developability of sites. It is against this background that the Project Brief was 
developed. 
 
1.1.3 PPS3 seeks to ensure a more responsive approach to land supply at the 
local level. It requires local authorities to identify specific, developable sites for at 
least the first ten year period of the development plan. PPS3 requires local 
planning authorities to: 
 

• Identify specific, deliverable sites for the first five years of a plan that are 
ready for development, and to keep this topped up over-time in response to 
market information (para 54); 

• Identify specific, developable sites for years 6–10 and ideally years 11–15, 
in plans to enable the five year supply to be topped up (para 55); 

• Where it is not possible to identify specific sites for years 11–15 of the plan, 
indicate broad locations for future growth (para 55); and 

• Not include an allowance for windfalls in the first 10 years of the plan unless 
there are genuine local circumstances that prevent specific sites being 
identified (para 59). 

 
1.1.4 The primary role of the SHLAA is to identify sites with potential for housing 
development, assess their housing potential and estimate when they are likely to 
be developed. 
 
1.1.5 Although the Assessment is an important evidence source to inform 
plan making, the Practice Guidance is very clear (para 8) that the 
SHLAA, in itself, does not determine whether a site should be allocated for 
housing development. The SHLAA aims to identify as many sites with 
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housing potential as possible in the study area to meet regional housing 
requirements for at least the first 15 years of the plan period1. 
 
1.2 Document Format 
 
1.2.1 This document presents information regarding the revised findings of the 
SHLAA study carried out by the council, and sets out the methodology used to 
arrive at those findings and therefore its compliance with the Practice Guidance.  
 
1.2.2 Section 2 sets out a brief outline of the methodology used in undertaking 
this study. A draft version of the methodology was consulted upon with key 
stakeholders during November and December 2007 (the full Project Brief can be 
found on the council’s website). A number of comments were received and 
incorporated where appropriate.  
 
1.2.3 The Interim SHLAA Report was published in May 2008 and was subject to 
a period of public consultation from 27 June 2008 to 8 August 2008. Samples of 
60 sites were also consulted upon.  
 

2. Study Methodology 
 
2.1 Stage 1: Planning the Assessment 
 
2.1.1 Key stakeholders were identified and sent a copy of the draft SHLAA 
Methodology and Site Identification Form. This information was also listed on the 
council’s website. The period of consultation ran from  16 November 2007 to 14 
December 2007. 
 
2.1.2 The Local Development Framework database of contacts was used to 
identify key stakeholders. These predominantly consisted of neighbouring 
authorities, local planning and estate agents, architects, developers, and 
contacts from various organisations such as the Primary Care Trust and the 
House Builders Federation. 
 
2.1.3 The Practice Guidance encourages the use of ‘Housing Market 
Partnerships’ to use as a forum to take forward the SHLAA process. Within 
Brighton and Hove the ‘Strategic Housing Partnership’ (a sub-group of the Local 
Strategic Partnership) and the ‘Brighton & Hove Housing Partnership’ 
(comprising the development arm of Registered Social Landlords operating in the 
Brighton & Hove) were identified and consulted upon with the Draft Methodology 
and Site Identification Form. 
 

                                            
1
 Core Strategy anticipated date of adoption 2010. SHLAA estimates potential land supply 2010-

2025 
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2.14 It was agreed as part of the Project Brief for the SHLAA, that stakeholders 
would be consulted at all relevant project milestones, e.g. at the proposed 
methodology stage, and at the interim and final report stages. 
 
2.1.5 It was noted that the Practice Guidance encourages local planning 
authorities to work together at sub regional level and undertake joint 
Assessments wherever feasible. Unfortunately, following discussions with 
adjacent local authorities in this area, it was concluded that this would not be 
possible for the Brighton & Hove SHLAA due to the differing Local Development 
Framework timescales affecting each local authority. 
 
2.1.6 During the consultation period for the proposed methodology eleven 
representations were received. Seven stakeholders’ submitted comments 
regarding the Draft Methodology (see Appendix 1) and a total of sixteen sites 
were submitted on the Site Identification Form. 
 
2.2 Stage 2: Determining which sources of sites will be included in the 
Assessment 
 
2.2.1 The ‘sources’ of sites to be included in the SHLAA consisted broadly of 
those already in the planning process and those not currently in the planning 
process. Table 1 below outlines the sources considered as part of the 
Assessment; 
 
Table 1: ‘Sources’ of Sites 
 
Sites Already in the Planning 
Process 

Purpose 

Site allocations not yet the subject of 
planning permission 

To identify sites 

Planning permissions/sites under 
construction (particularly those being 
developed in phases) 

To identify sites 

Site specific development briefs 
To identify sites and any constraints 
to delivery 

Sites/Locations provisionally identified 
as having housing potential in the 
Core Strategy (Preferred Options). 

To identify sites/locations and any 
constraints to delivery. 

Planning application refusals and 
‘lapsed’ consents 

To identify potential sites – 
particularly any applications rejected 
on grounds of prematurity. Potential 
sites were identified where there 
was an ‘in principle’ acceptance for 
housing development and where 
reasons for refusal may be 
overcome by subsequent 
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application. 

Dwelling starts and completion 
records 

To identify the current development 
progress on sites with planning 
permission 

Other sources of information that may help to identify sites 

Local planning authority Urban 
Housing Capacity Study (2001) 

To identify buildings and land with 
housing potential and any 
constraints to delivery 

National Land Use Database 
To identify buildings and land with 
housing potential and any 
constraints to delivery 

Register of Surplus Public Sector 
Land 

To identify buildings and land with 
housing potential 

Commercial Property Database 
To identify vacant land/buildings 
with housing potential 

Urban Fringe Sites (south of A27 
bypass) 

To identify vacant land/buildings 
with housing potential 

Sites submitted by stakeholders via 
the SHLAA consultation process 

To identify buildings and land with 
housing potential 

Employment Land Allocations* 

Whilst the council’s Employment 
Land Study recommends that 
employment land/premises currently 
allocated in the local plan should not 
be released for other uses, some 
employment sites were assessed in 
the ELS 2006 as having potential for 
mixed use development. These 
sites have been assessed.   

*Additional source 2008/2009 

 
2.2.2 It was not considered appropriate or practically feasible to include all land 
areas within the Assessment. It was therefore proposed to specifically exclude 
certain categories of land from the SHLAA. These exclusions were consulted 
upon at the Draft Methodology stage with stakeholders. Table 2 outlines the 
excluded areas; 
 
Table 2: Areas of Land Excluded from the SHLAA 
 
Excluded Area Reason 

Sites within the Intended National 
Park boundary (2009) 

A national designation which 
safeguards designated land. 

Sites of Special Scientific Interest 
(SSSIs) 
Special Area of Conservation (SACs), 
Special Protection Areas (SPAs), 
Ramsar Sites 

Highly protected areas/designations 
with national or international 
significance. 
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Other areas with internationally 
recognised designations 

Open Space (to include playing fields, 
Parks and Public gardens, Allotments) 
 

Open space in Brighton & Hove is a 
highly valued resource and the 
Open Space, Sport & Recreation 
Study has not identified surpluses. 

Empty Homes 

When homes are considered for 
redevelopment the majority do not 
yield more than 6 units. These will 
be considered as part of Brighton & 
Hove’s windfall supply. 

Flats above Shops 
These will be considered as part of 
the Brighton & Hove’s windfall 
supply. 

Sites only capable of producing less 
than 6 units (other than those already 
with planning permission) 

These are generally considered as 
part of the Brighton & Hove’s 
windfall supply; however those with 
outstanding planning permissions 
were included. 

 
2.2.3 Apart from smaller sites with planning permission at the study base date 
(1 April 2008) the SHLAA adopts a site size threshold of 6+ units. Residential 
monitoring indicates that a significant proportion of residential development within 
the Brighton & Hove takes place on smaller development sites (approximately 
50% on sites of less than 10 units and 35% on sites of less than 6 units). To 
include all sites (i.e. no site threshold) would present significant resource 
difficulties. The authority is confident that setting a site threshold of 6+ ensures 
both a practical and intensive approach to the search for potential sites from the 
outset. This approach also provides a practical basis in terms of ensuring that the 
SHLAA exercise is compatible with the authority’s residential monitoring systems 
and that sites included in the SHLAA can be monitored and easily updated. 
 
2.3 Stage 3: Desktop Review of Existing Information 
 
2.3.1 Following consultation regarding the range of potential sources for the 
SHLAA, all site sources were reviewed and assessed. These sources included 
amongst others, Urban Capacity Study sites which had not been developed since 
2001, sites with planning permission, and sites submitted during the consultation 
exercise. 
 
2.3.2 In 2008/ 2009 the SHLAA sources were reappraised to include some 
allocated employment sites, and a review of sites following the new Intended 
National Park boundary, to ensure that sites were rolled forward to a base date of 
1 April 2008.  
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2.3.3 All site assessments were recorded on an MS Access database which was 
linked to a GIS map base. 
 
2.4 Stage 4: Determining which sites and areas will be surveyed 
 
2.4.1 All sites which came forward from desktop studies were included in the site 
search. However in order to ensure that the maximum number of potential sites 
was identified, a widespread ‘call for sites’ was undertaken. 
 
2.4.2 Stakeholders were identified from the Local Development Framework 
database and included local developers, agents and landowners. Letters and 
emails were sent to all parties inviting sites to be put forward for the study and to 
therefore ensure that ‘a comprehensive first Assessment’ (Practice Guidance 
para 9) was undertaken. 
 
2.4.3 Any ‘new’ sites to emerge as part of the Assessment were visited. It was 
not proposed to re-visit all sites identified as already within the planning process. 
This was because up to date site visits occur systematically as part of the 
authority’s statutory monitoring of planning permissions and as part of the annual 
retail health check surveys. 
 
2.4.4 Similarly sites identified by the council’s ‘Urban Housing Capacity Study’ 
were generally not revisited because it was considered that such sites had 
already undergone a rigorous assessment of housing potential. This was 
recognised by the South East Plan Panel Report August 2007; 
 
‘We acknowledge that a thorough survey of urban capacity has been carried out 
and that additional allocations of brownfield land were made’ (para 17.57 page 
238) 
 
2.4.5 Such sites were only revisited where it was considered that the local 
environment and site circumstances had changed. 
 
2.5 Stage 5: Carrying out the survey 
 
2.5.1 Site surveys were undertaken by an in-house SHLAA Project Team, briefed 
to ensure a consistent approach to recording information and assessing sites. All 
site characteristics and potential constraints were recorded along with an 
estimate of the sites suitability for housing. All findings were recorded in an 
Access database which is used as the basis for reporting. 
 
2.6 Stage 6: Estimating the housing potential of each site 
 
2.6.1 For each site considered suitable for housing, a dwelling yield was 
estimated based on the characteristics of the particular site and the surrounding 
area. 
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2.6.2 For some sites, proposals are already sufficiently advanced that a dwelling 
yield has been indicated either from either a masterplan or from a planning 
application. However for many sites a yield has been calculated through an 
assessment of the site. 
 
2.6.3 In order to assess yield, the starting point was guided by the existing 
(Brighton & Hove Adopted Local Plan 2005) and the emerging (Core Strategy 
DPD) planning policy framework, particularly with regard to density issues. 
 
2.6.4 Sites were compared with ‘sample’ schemes which represented a form of 
development considered acceptable/desirable in a particular area. Sources used 
to inform this process were the ‘Urban Housing Capacity Study’, recent planning 
permissions, and the ‘Urban Characterisation Study’. 
 
2.6.5 It was recognised however that every site was different in terms of 
characteristics and so calculations of density were considered to give initial 
indications only. 
 
2.6.6 Due to the number of sites assessed in this study, no specific design 
proposals for any site have been undertaken. 
 
2.7 Stage 7: Assessing when and whether sites are likely to be developed 
 
2.7.1 Assessing the ‘suitability’, ‘availability’ and ‘achievability’ of a site provides 
information on which a judgement can be made as to whether a site can be 
considered deliverable, developable or not currently developable for housing 
development. PPS3 and the Practice Guidance on SHLAAs advise that to be 
considered: 
 

• ‘Deliverable’ – a site should be available now and offer a suitable location 
for housing and a good prospect that housing will be delivered on the site 
within the next five years (see para. 54, PPS3). 

 

• ‘developable’ – a site should be in a suitable location for housing and there 
should be a reasonable prospect that it will be available for and could be 
developed at a specific point in time (see para. 56, PPS3) 

 

• ‘not currently developable’ – these are sites which, for whatever reason, 
cannot currently come forward for housing 

 
2.7.2 Assessment of the deliverability and developability was made for all sites 
considered in the SHLAA process, irrespective of the level of housing provision 
that is needed over the plan period. 
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2.7.3 Each site was coded in the database according to its suitability, availability 
and achievability. The sites were coded as follows; 
 
Table 3. Coding 

Code Timeframe Description 
No of 
Sites 

08/09 
09/10 

Site could be developed 
in 2 years 

Likely site already has planning 
permission that has commenced 
or likely to commence. 

35 

08/09 
09/10 

/1 

Site could be developed 
in 2 to 5 years 

Likely site already has planning 
permission that has commenced 
or likely to commence. 

1 

1 

Site could be developed 
within first 5 years from 
the anticipated date of 
Core Strategy adoption 

Considered ‘deliverable’ in 
PPS3 terms 

23 

1/2a 
Site is phased to be 
developed within 5 to 10 
years 

Considered ‘deliverable’ and 
‘developable’ in PPS3 terms  

2 

2a 
Site could be developed 
between 
6-10 years 

Considered ‘developable’ in 
PPS3 terms 

25 

2b 
Site could be developed 
between 
11-15 years 

Considered ‘developable’ in 
PPS3 terms 

14 

3 
Suitable for housing but 
there are outstanding 
constraints  

A timeframe is unable to be 
assigned as to when the site 
could be made available or 
constraints overcome 

110 

4 
Not developable / 
suitable  

Policy constraints unlikely to 
be overcome / not suitable for 
residential 

76 

Total 286 

 
2.7.4 Three sites inevitably crossed more than one time period and thus were 
coded appropriately. These sites were mainly larger sites of 100 plus dwellings 
where inevitably the scale of the build will mean that the development period may 
be prolonged and/or phasing of the scheme is required.  
 
2.7.5 Sites that were coded 08/09 09/10 predominantly consist of those with 
planning permission and most of this stock is located on small to medium sized 
sites. In these cases it is realistic to assume that development would most likely 
be completed within two years if development has already commenced or likely 
to commence. 
 



SHLAA Report (June 2009) 

11 

2.7.6 The initial assessment of sites in the SHLAA was undertaken by the local 
planning authority to arrive at an ‘informed’ view of housing potential in order to 
guide consultation for the Revised Preferred Options Core Strategy (June 2008).  
During the formal consultation period stakeholder engagement took place with 
the Housing Partnerships and other key stakeholders to utilise their expertise and 
ensure the Assessment is realistic and reflects market conditions. The role of the 
stakeholders provided ‘validation’ of the SHLAA results and helped to amend the 
Assessment where necessary. 
 
2.8 Stage 7a: Assessing Suitability 
 
2.8.1 A site is considered ‘suitable’ for housing if it offers a suitable location for 
development and would contribute to the creation of sustainable, mixed 
communities. 
 
2.8.2 It was assumed that sites allocated for housing in existing local plans or 
sites with planning permission for housing were ‘suitable’ for housing. 
 
2.8.3 For other sites factors which make a site suitable for housing were 
considered throughout the assessment process. Review of relevant policy 
constraints and planning history helped to indicate the potential constraints to 
development and helped to identify any relevant physical problems and impacts 
on sites. 
 
2.9 Stage 7b: Assessing availability for housing 
 
2.9.1 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. 
 
2.9.2 Many of the sites considered during the assessment were promoted by 
land owners or developers either through planning applications or informal / 
formal approaches to the authority. Further sites were promoted through the LDF 
process or as a response to the ‘Call for Sites’ consultation in 
November/December 2007. Further sites were also submitted during the June 
2008 consultation on the Interim SHLAA report. 
 
2.9.3 In each of these cases the land owner or developer was clearly identifiable 
with their intentions made clear. Where this was not the case, the project team 
attempted to identify land owners through the authority’s records. Within the 
constraints of this study it has not always been possible to identify and contact all 
land owners and developers. In these circumstances a judgement was made as 
to the likelihood that development will come forward. 
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2.10 Stage 7c: Assessing achievability for housing 
 
2.10.1 A site is considered ‘achievable’ for development where there is a 
reasonable prospect that housing will be developed on the site at a particular 
point in time. 
 
2.10.2 The SHLAA Practice Guidance is clear that achievability relates to the 
economic viability of a site. 
 
2.10.3 The authority will be drawing upon the findings of the 2008 Strategic 
Housing Market Assessment as well as further consultation with stakeholders 
regarding market conditions. This enables the authority to predict with as much 
certainty as possible, the amount of housing and the likely timing for each site. 
 
2.11 Stage 7d: Overcoming Constraints 
 
2.11.1 On certain sites the potential for development will be limited by a range of 
constraints. In some circumstances it may be possible to overcome constraints 
by a shift in policy or by the creation or improvement of infrastructure. 
 
2.11.2 For all sites, any constraints to development were identified during the 
assessment process. In some cases if the constraints were considered to 
significantly hinder residential development then the sites were either not 
included in the 15 year supply or rejected as not suitable for housing. These sites 
were coded 3 or in some cases 4. 
 
2.11.3 Stakeholder involvement was key in helping to determine the actions 
required to overcome constraints on ‘difficult’ sites. 
 
2.12 Stage 8: Review of Assessment 
 
2.12.1 Following a review of all Assessment data, the initial findings of the 
SHLAA indicate that there may be insufficient specific identified land available to 
meet the fifteen year housing target as identified in the Final South East Plan 
May 2009 (570 dwellings per annum) - see Results section.  
 
 2.12.2 As a result it was agreed that Stages 9 & 10 of the Practice Guidance 
should be undertaken. 
 
2.13 Stage 9: Identifying and assessing the housing potential of broad 
locations (where necessary) 
 
2.13.1 The Practice Guidance describes ‘broad locations’ as areas where 
housing development is considered feasible and will be encouraged, but where 
specific sites cannot as yet be identified. The Guidance accepts that options for, 
and the potential of, broad locations may be considered as part of the 
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Assessment. An advantage of identifying broad locations is that it allows the 
community to be clearer about where future development may be directed and 
offers greater certainty for developers about where development may be 
encouraged. 
 
2.13.2 In terms of Brighton & Hove, Shoreham Harbour had been identified as a 
‘broad location’ with potential for future housing development and had been 
identified in the council’s emerging Core Strategy, Preferred Options DPD (June 
2008). 
 
2.13.4 Shoreham Harbour lies across the boundary between the authority and 
Adur District Council. In July 2008 Shoreham Harbour was awarded provisional 
‘Growth Point Status’ (subject to flood risk being resolved) from the Government 
and an allocation of 10,000 dwellings was made in the South East Plan (May 
2009), to be provided between the period 2006-2026 (subject to testing through 
the planning process). At present the South East England Development Agency 
(SEEDA) is working jointly with the three authorities’ to progress a Joint Area 
Action Plan (JAAP) for the harbour).  
 
2.13.5 The South East Plan (May 2009) termed Shoreham Harbour as a 
Strategic Development Area. Due to the separate target allocation of Shoreham 
Harbour in the final South East Plan, this area cannot now be considered as a 
‘broad location’ in terms of the Brighton & Hove SHLAA exercise.  
 
2.13.6 The SHLAA has also tested the Urban Fringe around the Brighton & Hove 
as a potential broad location. Most of the land surrounding the built up area is 
managed open space or farmed downland and is subject to national and/or local 
landscape and nature conservation designation. A National Park is intended for 
the South Downs and the intended boundary of this was published in April 2009. 
The intended boundary includes most of the land currently designated AONB but 
also excludes some AONB land that is either developed, proposed for 
development in the adopted Local Plan for Brighton & Hove or where the 
landscape has reduced quality. The Intended National Park boundary also 
includes a major tract of land west of Woodingdean and Ovingdean, south of the 
race course, and the cliffs and coast south of Beacon Hill which does not 
currently enjoy AONB status. Following publication of the Intended National Park 
boundary in 2009, the land between the built-up area boundary and the Intended 
National Park boundary is much narrower and in many instances the Intended 
Park boundary is contiguous with the urban edge. 
 
2.13.7 Now that the majority of the National Park boundary has been identified 
and the current AONB designation on land outside the boundary will be revoked, 
a list of urban fringe sites has been reassessed as part of the revised SHLAA 
exercise and can be seen at Appendix 11.  
 
The results of the assessment are discussed in Section 3 of this report. 
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2.14 Stage 10: Determining the housing potential of windfall development 
 
2.14.1 Residential monitoring, including the analysis of past residential 
completion trends in Brighton & Hove, demonstrates that ‘windfall’ sites make a 
significant contribution to it’s housing land supply. 
 
2.14.2 Completions on small windfall sites (sites of less than 6 units) over the 
period 2003 – 2008 accounted for approximately 35% of the total amount of 
housing development within Brighton & Hove, with large windfall (6+) accounting 
for 42%. This gives a total windfall proportion of 78% of total residential 
completions between 2003 and 2008. A tightly constrained settlement boundary 
together with a highly pressured urban area presents substantial practical 
difficulties in terms of accurately predicting the emergence of such sites and the 
identification of deliverable sites. 
 
2.14.3 The SHLAA has attempted to identify and assess all sites with housing 
potential for 6 or more dwellings in size at the study base date of 1st April 2008. It 
is inevitable that there will be additional large windfall sites that may come 
forward in the next 15 years. Due to resources and practical difficulties of 
identifying smaller sites, the SHLAA does not specifically attempt to identify small 
sites (less than 6 units), other than those with planning permission at the study 
base date. Again, it is expected that other small sites will come forward over the 
15 year assessment period and these sites will make a significant contribution to 
the overall supply in future years. Furthermore, the regional housing targets that 
are set out in the South East Plan for Brighton & Hove comprise a significant 
element of windfall in their derivation and therefore it is considered appropriate 
that ‘like’ should be compared with ‘like’. 
 
2.14.4 These are considered the genuine ‘local circumstances’ that the council 
believes justify the inclusion of an element of windfall provision in the overall 
housing trajectory. 
 
2.14.5 Given the significance of windfall development in Brighton & Hove, 
Section 3.5 of this report will demonstrate the impact of including appropriate 
allowances from windfall sites. The allowances take account of the following 
factors: 

• whether annual rates of windfall development within Brighton & Hove 
are likely to increase or decrease; 

• whether the patterns of windfall development are likely to remain the 
same, grow or decline; and 

• whether current market conditions are likely to stay the same, 
worsen or improve in the future 

 
2.15 Summary 
 
2.15.1 This section has demonstrated the ten stages followed in completing the 
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Brighton & Hove City Council SHLAA, reflecting advice in the Practice Guidance. 
 
2.15.2 The following sections present the findings of the study. 
 

3. Study Results and Commentary 
 
3.1 Introduction 
 
3.1.1 This section of the SHLAA report sets out the final results of the study.  
 
3.1.2 During the last consultation process in June 2008 the council contacted 
stakeholders with a sample of 60 sites from all potential categories e.g. sites 
coded 1 to 4. Landowners, developers, and agents amongst others, were 
contacted directly for views on individual site assessments.  
 
3.1.3 The council also engaged with a group of local agents at an Economic 
Partnership event in June 2008 to present the Interim SHLAA and encourage 
feedback regarding the site assessments.  
 
3.1.4 During the June 2008 consultation period 32 responses regarding sample 
sites were received by the council out of 60 sent; with one additional site 
representation made. The results of the responses received were analysed and 
considered as part of the revised SHLAA.  
 
(NB: Details of all individual site assessments can be found in Appendices 3) to 
10) available electronically on the council’s website.) 
 
3.2 Identified Housing Supply (sites coded 1, 2a, 2b) 
 

 
 
3.2.1 The SHLAA findings attempt to identify the total amount of housing 
considered likely to come forward in the next 15 years between the years 2010 
and 2025. 
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3.2.2 Table 4 summarises the ‘identified supply’ for the next 15 years and how 
this identified supply compares against the South East Plan housing requirement 
of 11,400 new homes between 2006-2026. NB: (Details of individual site 
assessments can be found in Appendices 3 –10). 
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Table 4. Identified Housing Supply 2008-
2025 

2 Year Supply 
1 - 5 Year 
Supply 

6- 10 Year 
Supply 

11- 15 Year 
Supply 

Identified Supply in DAs (6 + units) 2008/09 2009/10 2010-2015 2015-2020 2020-2025 

Total 
Supply 

DA1 Central Seafront 0 0 0 0 0 

DA2 Brighton Marina & Black Rock 0 600 1050 0 1650 

DA3 Lewes Road 6 68 377 0 451 

DA4 Brighton Station / London Road 172 400 265 210 1047 

DA5 Eastern Road / Edward Street 76 140 65 0 281 

DA6 Hove Station 0 90 150 0 240 

DA7 Shoreham Harbour (Linked Sites) 6 0 210 0 216 

A 

Total Supply in Development Areas 260 1298 2117 210 3885 

  

 
Note: DA’s = Development Areas identified in the Core 
Strategy              

  

 
‘Linked Sites’ = those sites that count towards B&H 
housing figures, but will be delivered by the JAAP             

    
2 Year Supply 

1 - 5 Year 
Supply 

6- 10 Year 
Supply 

11- 15 Year 
Supply 

Other Identified Supply not in DA's (6 + 
units) 

2008/09 2009/10 2010-2015 2015-2020 2020-2025 

Total 
Supply 

O/S Local Plan Allocations with PP 0 49 0 16 65 

O/S Local Plan Allocations without PP 0 295 310 0 605 

O/S Planning Consents >6 474 280 0 0 754 

Other Identified Sites without PP 7 165 144 266 582 

B 

Total Supply Other Identified Sites 481 789 454 282 2006 

  

 
Note: O/S = Outstanding and PP = Planning Permission 
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2 Year Supply 

1 - 5 Year 
Supply 

6- 10 Year 
Supply 

11- 15 Year 
Supply 

2008/09 2009/10 2010-2015 2015-2020 2020-2025 

Total 
Supply 

C Small Site Identified Supply (<6 units) 
222 223 0 0 445 

          

    
2 Year Supply 

1 - 5 Year 
Supply 

6- 10 Year 
Supply 

11- 15 Year 
Supply 

2008/09 2009/10 2010-2015 2015-2020 2020-2025 

Total 
Supply 

D Total Identified Supply (A + B + C) 
963 2310 2571 492 6336 

            

    

1 - 5 
Year 

Supply 

6- 10 
Year 

Supply 

11- 15 Year 
Supply 

    

Total Identified Supply Compared to SE 
Plan Target 

2010-
2015 

2015-
2020 

2020-2025 

Total Supply 

    

Total Identified Supply (Table D) 2310 2571 492 5373     

SE Plan Target (570 pa) 2,834 2,834 2,834 8502     

E* 

Surplus/Deficit - -524 -263 -2342 -3129     
*SE Plan target calculations in each 5 year period as follows;  
 
Housing Target 2006-2026           11,400 
Minus Past Completions, 2 year total identified supply and 2 year small site allowance       2,331  
Residential Requirement to 2026           9,069 
Divided by number of remaining years                16 
Annual Requirement (residualised)                           567 
Multiplied by 5 years Totals            2,834 
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3.2.3 Based upon the final results, the table suggests that identified supply may 
fall short of the strategic housing requirement in each of the five year periods 
from 2010 until 2025. Over the first 10 year plan period (2010 to 2020) the table 
indicates that the authority may fall short by 787 units of the South East Plan 
target, which equates to 1.3 years’ annual requirement (at 567 units per annum 
required). 
 
3.2.4 Over half of the identified site supply falls within the seven development 
areas as identified in the Core Strategy Revised Preferred Options (see section A 
of the table). Significant amounts can be noted in the DA2 Brighton Marina and 
DA4 Brighton Station / London Road areas. Of the identified supply in the 
development areas, 853 units already had planning permission, with 2,772 units 
without planning permission. 
 
Sites with Planning Permission for Housing 
 

 
 
3.2.5 Sites which already have planning permission for housing are generally 
considered to be the most ‘deliverable’, because they have the benefit of 
planning permission, and given favourable market conditions, could therefore be 
implemented more swiftly . 
 
3.2.6 Table 4 shows that outside of the seven development areas, there is an 
identified supply of 819 units with planning permission. This includes 65 units on 
allocated sites in the existing adopted local plan with planning permission (see 
section B of Table 4). 
 
3.2.7 Sites with planning consent are limited by a condition requiring that 
commencement starts on site within three years. Monitoring has indicated 
whether these sites are likely to come forward in the period 2008 to 2010 or 
within the first 5 year period, 2010 to 2015.  
 
3.2.8 It is realistic to assume that there may be some instances when sites with 
planning permission do not come forward for development. For this reason when 
calculating the likely contribution from small sites with planning permission (below 
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6 units) as at 1 April 2008, the stock of sites were discounted to 80% to reflect 
non implementation. 
 
Other Identified Sites for Housing (Outside the Development Areas) 
 
3.2.9 The 15 year assessment shows a total supply of 575 units from ‘other 
identified sites without planning permission’. This category is made up from all 
other sources assessed in the SHLAA, such as planning refusals, site specific 
development briefs, Urban Capacity Study sites and sites submitted by 
stakeholders during the ‘call for sites’ consultation. There is also an additional 
605 units from outstanding Local Plan Allocations without planning permission.  
 
3.3 Sites where a timeframe could not be assigned or that were not 
considered suitable for housing (coded 3 & 4) 
 
3.3.1 Sites were coded 3 if it was felt that they may be suitable for housing but it 
was unclear as to when the site could become available or when constraints on 
the site might be overcome.  Some sites coded 3 were subject to policy 
constraints (e.g. loss of community facilities, loss of employment use) and would 
require specific policy ‘tests’ to be demonstrated. These sites are a source of 
future windfall development for Brighton & Hove. In total, sites that were coded 3 
amounted to 1,418 units. 
 
3.3.2 Sites that were not considered suitable for housing were coded 4. The 
majority of these consisted of sites with significant local policy restrictions where 
policy was unlikely to change (e.g. sites with strong local environmental 
designations or sites with significant physical constraints). 
 
3.4 Review of Assessment 
 
3.4.1 The SHLAA Practice Guidance states that as a minimum the SHLAA 
‘should aim to identify sufficient sites for at least the first 10 years of a plan, from 
the anticipated date of its adoption, and ideally for longer than the whole 15 year 
plan period’. 
 
3.4.2 The final SHLAA exercise has identified a total supply of 5,373 units from a 
base date of 2010 through to 2025. This represents an undersupply, in terms of 
identified sites, of 3,129 units (5.5 years) based upon South East Plan 
requirements.  
 
3.4.3 Table 4, illustrates that within each of the three 5 year time periods there is 
a deficit of identified supply, more noticeably in the 11-15 year supply period. In 
the first 10 years the deficit in each 5 year period is less than a years’ supply and 
equates to 1.3 year’s requirement overall.  
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3.4.4 Practice Guidance indicates that there are two parallel processes which 
may be undertaken in order to identify further housing land to meet any deficit.  
 
These are; 

• broad locations 

• windfall 
 
3.3.5 Each of these sources is discussed in the following sections. 
 
3.5 Identification of Broad Locations 
 
3.5.1 Brighton & Hove is tightly constrained due to its position between the South 
Downs and the sea. Opportunities to identify ‘broad locations’ are therefore 
extremely limited. The SHLAA has explored two potential broad locations. 
 
Shoreham Harbour 
 

 
 
3.5.2 Shoreham Harbour is potentially one of the largest regeneration areas in 
the South East of England and extends into the boundaries of West Sussex 
County Council and Adur District Council. The South East England Development 
Agency (SEEDA) has initiated, in conjunction with the three local authorities and 
other key stakeholders, a set of proposals for the Harbour with a view to 
producing a deliverable redevelopment programme. 
 
3.5.3 The Harbour was awarded Provisional Growth Point Status in 2008 (subject 
to flood risk being resolved). The South East Plan identifies Shoreham Harbour 
as a separate strategic development area with an interim figure of 10,000 new 
homes 2006-2026. This is therefore a separate allocation from Brighton & Hove’s 
regional housing target.  
 
3.5.3 Discussions have taken place over the most appropriate planning policy 
mechanisms to deliver the scheme. A Joint Area Action Plan (JAAP) is currently 
being prepared by the three local authorities (Brighton and Hove City Council, 
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Adur District Council and West Sussex County Council) with support from 
SEEDA. 
 
3.5.4 In order to justify the potential scale of investment, indications are that the 
scale of development currently under consideration could provide in the order of 
5,000 to 10,000 homes and 7 to 8,000 jobs in the wider area, i.e. in Adur District 
as well as Brighton & Hove. The boundaries of the wider area are still under 
discussion and will be finalised through the production of a Joint Area Action 
Plan. 
 
3.5.5 To conclude Brighton & Hove can no longer consider Shoreham Harbour as 
a broad location due to its identification as a separate housing requirement in the 
South East Plan. The Joint Area Action Plan will be required to produce its own 
SHLAA in due course. 
 
Urban Fringe Locations 
 

 
 
3.5.6 Section 2 of the report outlines the authority’s approach to assessing urban 
fringe areas of land around Brighton & Hove. The majority of these sites 
considered in the SHLAA were given a ‘4’ rating, reflecting significant policy 
constraints. At this point, local countryside designations (NC5/NC6 under the 
currently adopted local plan) represent strong policy constraints that largely limit 
the opportunity for any significant scale of residential development. The Core 
Strategy advocates protection of the urban fringe with a ‘contingency’ position 
proposed for post 2020 should residential monitoring indicate projected shortfalls 
against strategic housing requirements. 
 
3.5.7 In overall terms therefore the likely contribution from the urban fringe 
amounts to a handful of sites which might be considered in the longer term, (post 
2020) rather than any broad/comprehensive location that would allow for the 
future development of, or contribution to, sustainable communities. 
 
3.6 A Case for Windfall Supply 
 
3.6.1 The Practice Guidance and PPS3 indicate that there may be ‘genuine local 
circumstances’ that prevent specific sites being identified where a windfall 
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allowance may be justified and if this is the case, that such an allowance should 
be included  (para 59 PPS3 ). Section 2.14 makes the case for inclusion of 
windfall sites and sets out the genuine local circumstances which justify this 
approach for Brighton & Hove.  
 
3.6.2 Apart from those sites with planning permission (as at 1 April 2008) the 
SHLAA did not assess sites below 6 units in size. It was agreed from the outset 
of the study that small sites i.e. those below 6 dwellings would not be assessed 
as this would be an extremely resource intensive exercise and practically very 
difficult. 
 
3.6.3 It is therefore considered appropriate that, in the absence of small sites 
being assessed in the SHLAA, a case for small windfall site contribution can be 
made. 
 
3.6.4 In order to arrive at an appropriate estimate of future yield on small windfall 
sites, consideration of previous completion figures has been made. 
 
3.6.5 Brighton & Hove has a historic trend of windfall sites coming forward for 
residential development. Table 5 shows the amount of large and small windfall 
sites completed between 2003 and 2008 compared to the total residential 
completions. The table shows that small windfall sites accounted for 35% of all 
residential completions from 2003 to 2008 with large windfalls accounting for 
42% of all completions.  
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Table 5. 
Windfall 
Completions 
2003- 2008 

03/04 04/05 05/06 06/07 07/08 Total 

Average 
annual 

completio
ns 

% of all 
windfall 
completi

ons 

% of all 
completions 

Large Windfall 
Completions 

401 304 144 269 230 1348 270 54% 42% 

Small Windfall 
Completions 

162 214 313 282 157 1128 226 46% 35% 

Total all Windfall 
Completions 

563 518 457 551 387 2476 495 100% 78% 

Total all 
Completions 

684 602 539 797 567 3189 638   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Table 6. Small 
Windfall 
Allowance 

Units 
Discount 

(on annual 
average) 

08/09 09/10 4 
50% discount for 2 
years minus stock 
of small site PP 

5 years 2010-
2015 

565 50% 

6-10 years 2015-
2020 

790 70% 

10-15 years 2020-
2025 

790 70% 

  2149  

Table 7. Large 
Windfall 

Allowance 
Units 

Discount 
(on annual 
average) 

08/09 09/10 0 n/a 

5 years 338 25% 

6-10 years 338 25% 

10-15 years 338 25% 

 1014  
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3.6.6 The source of small windfall sites derives predominately from conversion of 
existing residential properties, changes of use to residential and small new 
builds. The monitoring records do not allow for these sources to be categorised in 
any more detail. 
 
3.6.7 Tables 6 and 7 overleaf set out the windfall allowances for small and large 
sites with discounts applied for the period 2010 to 2025. It is estimated that the 
total small site windfalls over this period will account for 2,149 units with 1,014 
units as a large site allowance. To reflect current market conditions (the downturn 
in the housing market) it has been assumed that fewer windfall sites will come 
forward in the first 5 years but that the rate will recover in the latter plan period.  
 
3.6.8 It is felt appropriate to include an allowance of large windfall sites (albeit, at 
a heavily discounted rate to avoid double counting) within the overall 
assessment. Large unidentified sites have, historically, accounted for 
approximately half of all development from windfall. Sites coded 3 in the SHLAA 
are a potential future source of windfall development sites.  
 
3.6.9 The addition of a windfall allowance over each 5 year time period results in 
a surplus land supply of 1,244 units over the first 10 years from 2010 to 2020 
(see Table 8). It is apparent that an inclusion of windfall allowance still results in a 
deficit of supply in the latter period of the plan 2020-2025 (1,214 units). However, 
in overall terms, the total supply results in a surplus of 30 units over the 15 year 
period. 
 
Table 8. Identified supply with additional windfall allowance 
 

    

2 Year Supply 
1 - 5 Year 

Supply 
6- 10 Year 

Supply 

11- 15 
Year 

Supply 

2008/09 2009/10 2010-2015 2015-2020 2020-2025 

Total 
Supply 

F 
Unidentified 
Site Allowance  4 903 1128 1128 3163 

 

    

1 - 5 Year 
Supply 

6- 10 Year 
Supply 

11- 15 
Year 

Supply 

Total Identified Supply (Table D) + 
Unidentified Site Allowance (Table 
F) Compared to the SE Plan Target  

2010-2015 2015-2020 
2020-
2025 

Total 
Supply 

Total Identified Supply + Unidentified 
Site Allowance  

3213 3699 1620 8532 

SE Plan Target (570 pa) 2,834 2,834 2,834 8502 

G 

Surplus/Deficit - 379 865 -1214 30 
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3.6.10 The windfall allowances discussed overleaf are felt to be fully justified in 
terms of the nature of land supply in Brighton & Hove, the difficulty of identifying 
such sites and the fact that the authority ‘s regional housing targets themselves 
comprise a significant windfall element.  
 

4. Summary & Housing Trajectory 
 
4.1.1 This study follows the process for undertaking a SHLAA as set out in the 
CLG Practice Guidance, in order to identify as many sites with housing potential 
as possible within the context of Brighton & Hove. The study has sought to do 
this in a comprehensive and thorough manner and involved consultation with key 
stakeholders, with the incorporation of their submitted sites during this process.  
 
4.1.2 Sites identified as suitable for housing within this document will not 
necessarily be allocated for housing. The study forms part of a background 
document to the LDF and is not intended to provide support to any particular 
scheme. The SHLAA aims to identify as many sites with housing potential as 
possible in the study area to meet regional housing requirements for a minimum 
of 15 years. 
 
4.1.3 The total number of dwellings which may potentially come forward on 
identified sites from 2010 to 2025 is assessed as 5,373. This figure falls short of 
the South East Plan requirement for this period by 3,129 dwellings. This equates 
to nearly 5.5 years supply over the 15 year period as a whole. For the ten year 
period, the authority falls short by 787 units; this is approximately 1.3 years’ of 
the annual requirement at 570 per annum. It is clear that the biggest deficit falls 
within the latter 11-15 year period.  
 
4.1.4 This study has not sought to identify future sites of less than 6 dwellings, 
due to the practical difficulties of identifying sites of this size and the resulting 
resource and time implications. Given the significant contribution small site 
supply makes to residential development as a whole, it is considered fully 
appropriate to include within the study figures, an allowance for small windfall 
sites. 
 
4.1.5 An allowance for large windfall sites has also been included (albeit, at a 
heavily discounted rate to avoid double counting) within the overall assessment. 
Large unidentified sites have, historically, accounted for approximately half of all 
development from windfall. Sites coded 3 in the SHLAA are a potential future 
source of windfall development sites. Appendix 3 demonstrates contribution from 
this source within the built up area might contribute up to 1,747 units in the future.  
 
4.1.6 Broad locations were also considered as part of this study; however 
Shoreham Harbour is the only realistic location for this and future timescales for 
development are now being considered through an Area Action Plan working in 
partnership with SEEDA and adjoining authorities, Adur District Council and West 
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Sussex County Council. The South East Plan includes this area as a separate 
housing requirement.  
 
4.17 The inclusion of a modest windfall allowance for the period 2010 to 2025, 
results in the authority’s potential supply totalling 8,532 units, and a small surplus 
of 30 units across the 15 year period against the South East Plan target.  
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Brighton & Hove Housing Trajectory as at 1st April 2008
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For further information contact:
The Local Development Team, Planning Strategy & Projects, 
Brighton & Hove City Council, Hove Town Hall, Norton Road, 
Hove BN3 3BQ.

� 01273 - 292505
Email: ldf@brighton-hove.gov.uk or visit our 
LDF website at: www.brighton-hove.gov.uk


