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1. Introduction
1.1

This report outlines the latest (2017) annual review of the council’s Strategic
Housing Land Availability Assessment (SHLAA). It has been undertaken to
incorporate the latest information regarding housing land supply in the city and to
update the city’s housing trajectory.

1.2

The primary role of the SHLAA is to identify sites with potential for housing, assess
their housing potential and assess when they are likely to be developed.

1.3

Current government guidance1 recognises the SHLAA as an important part of the
evidence base to inform plan-making, but notes that it does not in itself determine
whether a site should be allocated for housing development. Guidance is also clear
that the assessment is not a one-off study and that regular reviews should be
undertaken at least annually as part of the annual monitoring process to keep the
assessment up to date. This is particularly important in terms of updating the
housing trajectory and the five year supply of deliverable sites.

1.4

Government guidance regarding housing land supply is set out in the National
Planning Policy Framework2. This requires local planning authorities to:

1.5



Identify and update annually a supply of specific deliverable sites sufficient to
provide five years’ worth of housing against their housing requirements with an
additional buffer of 5% (moved forward from later in the plan period) to ensure
choice and competition in the market for land.



Identify a supply of specific developable sites or broad locations for growth
for years 6-10 and, where possible, for years 11-15;



For market and affordable housing, illustrate the expected rate of housing
delivery through a housing trajectory for the plan period and set out a
Housing Implementation Strategy describing how they will maintain delivery
of a five year supply of housing land to meet their housing target;

The approach taken in the council’s SHLAA meets these requirements and is
expanded upon in this commentary.

2. The 2017 Assessment
2.1

The 2017 SHLAA has taken account of the latest information regarding housing
land supply in the city. Information includes:

a)

The annual residential monitoring results for the year 2016/17 which record:

1
2

i)

Sites gaining planning consent for housing in the year 2016/17. This includes
newly identified sites and/or other sites previously identified in the SHLAA
which did not previously have planning consent.

ii)

Updated progress on previously identified sites with an extant consent
recording whether development on the site has yet to start, is under

Planning Practice Guidance: Housing and economic land availability assessment (MHCLG March 2014)
National Planning Policy Framework (MHCLG March 2012)
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construction or has been completed.
iii) The type of residential development (whether new build, change of use or
conversion); and
iv) The adjusted supply position where sites have been developed and
completed.
b) The identification and inclusion of other sites with housing potential that have
come to the local planning authority’s attention.
This could include, for example, sites submitted during the monitoring year for
SHLAA consideration from landowners, agents and/or developers and sites
identified through the pre-application service. The 2017 SHLAA has also reviewed
sites put forward as part of the City Plan Part Two Scoping Consultation (2016)3.
The inclusion of these other sites also includes those urban fringe sites identified
as having housing potential in the 2014 Urban Fringe Assessment4 and the Further
Assessment of Urban Fringe Sites 20155. These studies were undertaken in
response to the City Plan Part One Planning Inspector’s initial conclusions
following the City Plan Examination hearings in 2013 which required the Council
to reassess the potential for further housing sites within the city.
c)

Updated housing potential, capacity and deliverability information for a range
of sites through site capacity, feasibility and viability assessment.
This is particularly the case for major strategic sites identified in the City Plan
but also for a full range of sites across the city. The updates are largely informed
by information on identified sites submitted during the monitoring year from
landowners, agents and/or developers as well as from updated information
gained through pre-application discussion.

3.

Assessment of Availability and Deliverability

3.1

An assessment of site availability and deliverability is an important element of the
SHLAA exercise. Those sites identified within the first five year supply period must be
both ‘available’ for development and also have a realistic prospect of being delivered
within this time period.

3.2

SHLAA Guidance (now updated by NPPF, para. 472 and the NPPG1) considers a site to
be ‘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.
This means that it is controlled by a housing developer who has expressed an
intention to develop, or the land owner has expressed an intention to sell.

3.3

‘Deliverable’ means that a site is available now and offers a suitable location for
housing development now and there is a realistic prospect that housing will be
delivered on the site within five years and, in particular, that development of the site

3

BHCC City Plan Part Two Scoping Paper Consultation 30 June to 22 September 2016
Brighton and Hove Urban Fringe Assessment; LUC (June 2014)
5
Brighton and Hove: Further Assessment of Urban Fringe Sites 2015; LUC (December 2015)
4

3

is viable.
3.4 To be considered developable, sites should be in a suitable location for housing
development and there should also be a reasonable prospect that the site is
available and could be viably developed at the point envisaged.
3.5 The SHLAA assesses site availability, deliverability and developability in the
following ways:
a) Ongoing liaison with developers/landowners; particularly for the larger sites that
have been identified within the city and/or for those sites where Registered
Providers (housing associations) are involved. The Council’s Major Projects and
Planning Projects teams maintain regular dialogue with landowners and developers
with the aim of progressing development on key development sites within the city.
Quarterly meetings are held with Registered Providers operating in the city and
these provide development progress updates on sites where Registered Providers
are bringing forward affordable housing. Further information on other sites is also
gathered through consultation responses submitted during the monitoring year
from landowners, agents and/or developers. In 2017 site updates were also
included from responses to the ‘Call for Sites’ exercise as part of the 2016 City Plan
Part Two scoping paper consultation3 and also from the 2017 Brownfield Land
Register Consultation6.
b) Telephone surveys and email queries for other sites identified in the first five
year supply period. These are undertaken to check site availability details and
delivery timescales for sites where no other up to date information existed.
c)

Identification of land owners via the Land Registry. Land Registry details were
obtained for new sites assessed as having potential in the 2014 Urban Fringe
Assessment. Liaison with these site owners is used to amend assumptions
regarding site availability and the delivery timescales for sites.

d) Historical Delivery Rate Assessments were undertaken as part of the preparation
of the 2017 SHLAA update to assist in making delivery rate assumptions for sites
currently in the SHLAA. Assessments were made for a sample of developments,
where residential units have been delivered in the past ten years (2007-2017). This
looked at the period of time it took from planning consent to commencement on
site (lead in time) and from commencement on site to completion (build out time).
The average lead in and build out times per development size were then
calculated; the resulting figures are presented in the Appendix.

6

Brownfield Land Register; BHCC (December 2017)
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4.

2017 SHLAA Update Results

4.1 Summary Tables 1-77 set out the results of the 2017 SHLAA exercise. In overall terms,
the exercise identifies a citywide capacity for around 15,046 units of housing to 2032
with a further 1,082 identified beyond this 15 year period. Delivery is estimated to be
13,670 units by 2030, which would achieve the City Plan Part One target of 13,200 by
the end of the plan period.
a) Large Identified Site Supply (6+ units net gain)
4.2 Tables 1 and 2, of the summary tables, indicate a total potential 15 year supply of
12,030 units on all sites of six units and above. Of these; 6,147 units will be in the eight
City Plan Development Areas (DA1-DA8) (Table A8) and 5,883 are identified across the
rest of the city (Table B9).
b) Small Identified Site Supply (up to 5 units net gain)
4.3 Table 3 illustrates the supply expected from small identified sites; this comprises
small sites which have already been completed and those with planning permission.
The small site supply identified is 1,336 units; 1,010 of which was completed in the
period 2010- 2017, with a further 326 units expected to be delivered in the period
2017-2022. There were 344 units with planning permission on uncompleted small
sites at the end of 2016/17. 162 units were under commencement and are expected
to be completed within the next year (2017/18) a further 182 units have yet to be
started. In calculating the expected delivery a 10% discount has been applied to the
delivery on sites which have not yet commenced as it can be reasonably expected
that a proportion will remain unimplemented. There are, therefore, 164 units
expected to be completed in the next two to three years on these sites (Table C10).
c) Broad Locations
4.4 Table 4 illustrates a further source of identified housing supply from two broad
locations; the DA8 Shoreham Harbour area and the Housing Revenue Account (HRA)
Estate Regeneration Programme which covers sites throughout the city. In total,
these broad locations account for approximately 800 units to 2032. Sites from these
sources which have already gained planning permission or have been otherwise
identified as development sites have been moved to Table 1 and removed from Table
4 to avoid double counting. This accounts for 402 units which are either complete or
in the 1-5 year supply; with the remaining 398 housing units expected to be delivered
between 2027 and 2032. The full delivery from broad locations is outlined in Table
D11.
4.5 The Shoreham Harbour Joint Area Action Plan (JAAP) will contain detailed policies and
proposals for the Shoreham Harbour area. Consultation on a proposed submission
version of the JAAP was undertaken between November and December 201712 after
previous consultations on the draft JAAP in 2014 and 2016.
7

SHLAA 2017 Summary Tables
2017 SHLAA Update Table A: Development in Development Areas (DAs)
9
2017 SHLAA Update Table B: Other Identified Supply not within DAs
10
2017 SHLAA Update Table C: Small Identified Site Supply as at 1st April 2017
11
2017 SHLAA Update Table D: Broad Locations
12
Consultation Statement Shoreham Harbour JAAP; Shoreham Harbour Regeneration Partnership (November 2017)
8

5

4.6 In March 2013, an Estate Regeneration Programme was endorsed13 by the council to
progress work regarding the development of HRA assets. This work is being taken
forward by the council’s Estate Regeneration team. As the project progresses and the
specific schemes are brought forward, they will be included as identified sites in
successive reviews of the SHLAA.
d) Small Site (PDL) Windfall Allowances (up to 5 units net gain)
4.7 Table 6 identifies the supply estimated to come from small windfall sites14 in the next
15 years. This windfall supply estimate is based upon average windfall delivery on
small sites over the past five years, excluding greenfield ‘garden land’ development.
4.8 Table E15 illustrates how a windfall allowance has been calculated for small (previously
developed land) sites. There was an average annual delivery of 137 units on small
sites between 2012 and 2017. Only a small proportion (7.3%) of small site
development was ‘garden land’ which equates to approximately 10 units per annum.
A large majority of small windfall development takes place through conversions and
changes of use (69%). Because it is difficult to anticipate where these types of
developments are likely to arise small site development is not sought to be assessed
through the SHLAA on a site by site basis.
5.

Housing Trajectory

5.1 The housing trajectory illustrates the rate at which new residential development
is anticipated to be delivered over the next 15 years. This trajectory is regularly
reviewed to track progress in housing delivery and to reflect local housing
market conditions.
6.

Five year Supply

6.1 The 2017 SHLAA Update has been used to update the city’s five year housing land
supply position. The Phased Requirement Method to calculate the city’s five year
supply requirement was set out in the City Plan Part One Housing Implementation
Strategy16 which was endorsed by the City Plan Part One Inspector in finding the Plan
sound in February 201617. The current position is summarised below and displays
that a five year supply for the city for the period 2017- 2022 can be demonstrated
against the five year supply requirement calculated by the Phased Requirement
Method. The Liverpool Method is an alternative ‘residual’ method for calculating the
city’s five year supply requirement and is also included for information.

13

BHCC Housing Committee (March 2013)
Unidentified sites which subsequently become available for development
15
Table E: Small Windfall Development 2000/1 - 2016/17
16
Brighton and Hove City Plan Part One Annex 3 Housing Implementation Strategy; BHCC (March 2016)
17
Report on the Examination into the Brighton and Hove City Plan Part One; The Planning Inspectorate (February 2016)
14
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A: 5 Year Housing Supply Requirement - Phased Requirement Method
A
B
C
D
E
F
G
H

Requirement 2016-21 = (655 x 3) + (856 x 2)
Adjustment for Delivery 2014/1518
Adjustment for Delivery 2015/1618
Adjustment for Delivery 2016/1718
Sub-Total
5% Buffer
Five Year Requirement 2016-21
Annualised Requirement

3,878
74
-32
316
4,236
212
4,448
890

I

Deliverable Supply 2017-22
-supply identified in 2017 SHLAA19
-other windfall sources20
-other non pdl small site development21
Total Supply

4,316
116
50
4,482

J

Years Supply

5.0

B: 5 Year Housing Supply Requirement - Liverpool Method
A
B
C
D
E
F
G

Requirement 2010-30
Net Completions 2010-17
Residual Requirement 2016-30
Five Year Residual Requirement
5% Buffer
Five Year Requirement 16-21
Annualised Requirement

H

Deliverable Supply 2017-22
-supply identified in 2017 SHLAA19
-other windfall sources20
-other non pdl small site development21
Total Supply

I

13,200
3,009
10,191
3,920
196
4,116
823

Years Supply

4,316
116
50
4,482
5.4

18

Residential Completions minus phased trajectory requirement (655 per annum)
2017 SHLAA, Summary Tables – Table 7 2017‐2022
20
2017 SHLAA, Other Sources of Windfall – Table F
21
2017 SHLAA, Small Greenfield Development. Table E
19
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10

11

12

7.3

Table B: Other Identified Supply not within DAs
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7.4

Table C: Small Identified Site Supply as at 1st April 2017
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7.5

Table D: Supply from Broad Locations

1

1

402 Units deducted from Summary Table 4 because these sites are identified in Tables A and B (177 from DA8 area, 225 from HRA sites)

21

7.6

Table E: Small Windfall Development 2000/01 – 2016/17 (less than 6 units)

22

7.7

Table F: Other Windfall: Prior Approval Applications

12

2

Assumes 70% implementation rate; for five year supply purposes. Therefore figure discounted by 30%. This will be kept under review
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Table G: Five Year Supply
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Chart A: Housing Trajectory

Housing Trajectory Revised Position 2017
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Supply to 2030

Historical Delivery Rate Assessments
Average Build Out Rates 2007-2017

12

Source: Sample Sites from BHCC Residential Completions 2007-2017

1
2

Lead in time - date of consent to date of start
Build out time - from onsite start to completion
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