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1. Introduction  
 

1.1. A top priority for Government is to ensure that land availability is not a 
constraint on the delivery of homes. Planning Policy Statement 3 (PPS3) -
Housing1 sets out the Government’s approach to housing and requires all 
local authorities to prepare a Strategic Housing Land Availability Assessment 
(SHLAA) to assess the availability of land for housing in their area. 

 
1.2. To be considered ready for development i.e. ‘deliverable’ a site should be 

available now, offer a suitable location for housing and a good prospect that 
housing will be delivered on the site within the next five years (para 54, 
PPS3). To be identified as potentially appropriate for development i.e. 
‘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 (para 56, PPS3).  

 
1.3. The assessment of deliverability/developability will in practice be subject to 

site viability factors, particularly where there may be costs involved due to a 
need for infrastructure, open space, community facilities, employment 
opportunities and affordable housing.  

 
1.4. A partnership of the following Local Authorities in the county of Somerset has 

taken a joint approach towards the preparation of a common methodology for 
the production of their SHLAAs. This follows the methodology set out in the 
Government’s practice guidance published in July 2007 - Strategic Housing 
Land Availability Assessments: Practice Guidance2 

 
 
 
 
 
 
 
 
 
 
 

 

T

s

1.5. The Somerset SH
consists of key stak
property agents, th
representatives of lo
members). The me
endorsed by the P
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1 Department for Communities and Loc
2 Department for Communities and Loc
Practice Guidance 

 

Partnership Local Authoritie
West Somerset District Council 
aunton Deane Borough Council

South Somerset District Council
Sedgemoor District Council 
Somerset County Council 

LAA Partnership was established in May 2008 and 
eholders such as house builders, social landlords, local 
e Housing Corporation, the Environment Agency and 
cal communities (see Appendix 1 for list of partnership 

thodology has been produced in consultation with and 
artnership. Comments on the methodology should be 

   
al Government, 2006, Planning Policy Statement 3 (PPS3) - Housing 
al Government, 2007, Strategic Housing Land Availability Assessments – 
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Somerset SHLAA Partnership 
C/O Tiff Housley  
Planning Policy Team  
South Somerset District Council  
Brympton Way 
Yeovil 
Somerset 
BA20 2HT 
 
(Email: tiffany.housley@southsomerset.gov.uk) 
 

1.6. For further information about partnership authority SHLAAs, please contact: 
 
South Somerset District Council - Tiff Housley, Strategic Monitoring & Appraisal 
Officer or Jo Wilkins, Policy Planner. Tel: 01935 462589 or 01935 462588 Email: 
tiffany.housley@southsomerset.gov.uk or jo.wilkins@southsomerset.gov.uk
 
Sedgemoor District Council - Nick Tait, Service Manager - Policy or Stuart Houlet, 
Principal Planning Policy Officer. Tel: 01278 436436 Email: 
nick.tait@sedgemoor.gov.uk or stuart.houlet@sedgemoor.gov.uk
 
Taunton Deane Borough Council - Ian Ayre, Principal Planning Policy Officer – 
Forward Planning. Tel: 01823 356482  Email: i.ayre@tauntondeane.gov.uk
 
West Somerset District Council - Martin Wilsher, Planning Policy Officer. Tel: 01984 
635334 Email: mwilsher@westsomerset.gov.uk
 
Somerset County Council - David Vaughan, Policy Officer – Spatial Planning. Tel: 
01823 355598  Email: dvaughan@somerset.gov.uk
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2. About the Strategic Housing Land Availability Assessment  
 

2.1.  The primary role of the SHLAA is to: 
• Identify suitable sites with potential for housing; 
• Assess their housing potential; and  
• Assess when they are likely to be developed. 

 
2.2. It is also key in demonstrating a five year supply of deliverable sites for 

housing. It will need to find sufficient sites to meet the strategic housing 
requirements of a local authority 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.  

 
2.3. The SHLAA will be a technical document only that once completed and 

approved by each partner authority will form an important part of the 
evidence base for the Local Development Framework. It may also carry 
weight in the development control decision-making process.  

 
2.4. The SHLAA will not make judgements about whether sites should be 

allocated in future Development Plan Documents. Such decisions will be 
made through the statutory plan making process that will encompass 
Sustainability Appraisal/ Strategic Environmental Assessment, Appropriate 
Assessment, stages of public participation and independent examination.  

 
2.5. The SHLAA once completed should have the following core outputs: 

• A list of sites, cross-referenced to maps showing locations and 
boundaries of specific sites (and showing broad locations, where 
necessary) 

• An assessment of the deliverability/developability of each identified site 
(i.e. in terms of its suitability, availability and achievability) to determine 
when an identified site is realistically expected to be developed 

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

• The constraints on delivery of identified sites 
• Recommendations on how these constraints could be overcome and 

when 
 

2.6. The SHLAA is not a one off study and updating it will be an integral part of 
the Annual Monitoring Report process.  A comprehensive first assessment 
will generally be required. Thereafter a full re-survey should only be 
necessary when plans have to be reviewed or when circumstances such as 
no longer being able to demonstrate a five year deliverable supply of housing 
arise. 
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3. The Partnership Approach for Local Authorities 

3.1. The production of a single SHLAA was not considered practical due to 
differing Local Development Framework (LDF) timescales. As such 
partnership authority studies will be based on Housing Market Areas (HMAs) 
as identified by the South West Regional Assembly in the Regional Spatial 
Strategy. These will consist of the South Somerset HMA and the Taunton 
HMA, which includes Taunton Deane, Sedgemoor and West Somerset.  

 
Diagram 1: Housing Market Areas for South West Region 
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3.2. The partnership authorities have formed a ‘Steering Group’ which has been 
tasked with: 

• Drafting a common methodology for the preparation of member authority 
SHLAAs. 

• Working with each partnership authority in the preparation of its SHLAA, 
to facilitate broadly comparable SHLAA reports on the potential supply of 
land for new housing that may be used to inform plan policy making at the 
sub-regional and regional levels. 

• Setting up the Somerset SHLAA Partnership, to include stakeholders such 
as the Housing Builders Federation (HBF), Natural England, Environment 
Agency, Registered Social Landlords (RSLs), Developers (Large, 
medium, small), Estate Agents, the local community and other agencies.  

• Arranging a series of bespoke ‘Panels’ of representatives drawn from the 
wider partnership to advise on the commercial viability of sites put forward 
for each member authority SHLAA. Each panel to include stakeholders 
such as, an HBF representative, an RSL representative, a 
large/medium/small developer and an estate agent. 

 
4. Involvement of key stakeholders 
 

4.1. Each SHLAA will be undertaken in consultation with key stakeholders such 
as house builders, social landlords, local property agents, local communities 
and other agencies that have a recognised interest in the partnership area. 
Their expertise and knowledge will be important in assessing the 
deliverability of sites, particularly in terms of their achievability. Key 
stakeholders will be able to bring potential housing sites to the attention of 
each partnership authority using the Housing Site Pro forma, which is 
included in Appendix 2. 

 
4.2. The ‘Somerset SHLAA Partnership’ is a broad stakeholder forum that has 

been established to agree and endorse the shared methodology and to 
oversee each district’s SHLAA. For a list partnership members see 
Appendix 1. 

 
4.3. A ‘Panel’ will be established when each partner authority has produced a 

draft SHLAA report identifying sites that are suitable and available. Each 
panel will consist of representatives from the building industry drawn from the 
wider partnership. The primary purpose of the panel will be to assess the 
achievability of housing development on these identified sites in the context 
of current and future market conditions.  

 
4.4. Each panel will operate on a voluntary / unpaid basis and reports to each 

partnership authority for the preparation of its SHLAA. The partnership 
steering group will seek to ensure an appropriate balance of representation 
and expertise from across the key sectors of the house building industry, 
whilst keeping each panel to a manageable size.  

  
4.5. Where a panel member has an interest in a site being assessed, this interest 

must be declared to ensure a fair assessment of the likelihood of it being 
developed.  
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5. The Methodology 
 

5.1. The Government’s Practice Guidance3 sets out the eight stages for the 
preparation of a SHLAA plus two further optional stages if the initial 
assessment does not yield a sufficient supply of sites (See Diagram 2).  

 
5.2. The partnerships methodology complies with the Government’s Guidance. It 

also includes additional sources of sites and data that will be considered that 
are shown in italicised text in Tables 1and 2.  

 
5.3. Provided each SHLAA is prepared with regard to the methodology contained 

in the Government’s Guidance, partner authorities should not have to justify 
this in preparing assessments, including at examination. 

                                                 
3 Department for Communities and Local Government, 2007, Strategic Housing Land Availability Assessments – 
Practice Guidance 
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Diagram 2: Stages for the preparation of a SHLAA  
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Stage 1: Planning the Assessment 

5.4. Each partnership authority will carry out the Assessment following the agreed 
partnership methodology. 

5.5. The Somerset SHLAA Partnership has been established to oversee and 
endorse each partner authority SHLAA.  

5.6. In terms of resources South Somerset will be undertaking its study in-house. 
Taunton Deane, Sedgemoor and West Somerset will be using consultants 
who will work to the agreed partnership methodology. 

5.7. Each partner authority will produce its draft SHLAA report that will identify 
sites that have been assessed as ‘Suitable’ and ‘Available’. The panel for 
each study will then advise on ‘Achievabilility’. Once the panel has completed 
its deliberations and a consensus reached the final SHLAA report will be 
taken to the partnership for endorsement before being published.  

5.8. Each partner authority will decide whether its SHLAA report will be subject to 
public consultation following publication. This could include commenting on it 
as part of an evidence base, during the consultation period for Preferred 
Options / Submission stages of Development Plan Documents or through 
another mechanism.  

 
Stage 2: Determining which sources of sites will be included in the 
Assessment 

5.9. Each SHLAA will cover the sources of sites in Table 1. 
 
Table 1: Sources of sites to be included in the SHLAA 
 
Sites in the planning process 

• Land allocated (or with permission) for employment or other land uses which 
are no longer required for those uses 

• Existing housing allocations and site development briefs 
• Unimplemented / outstanding planning permissions for housing 
• Sites where planning permission will be granted subject to the applicants 

completing a S106 planning agreement 
• Planning permissions for housing that are under construction 

Sites not currently in the planning process 
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Examples: 
• Vacant and derelict land and buildings 
• Surplus public sector land 
• Land in non-residential use which may be suitable for re-development for 

housing such as commercial buildings or car parks, including as part of 
mixed-use development 

• Additional housing opportunities in established residential areas, such as 
under-used garage blocks. 

• Large scale re-development and re-design of existing residential areas 
• Sites in rural settlements and rural exception sites 
• Urban extensions of any scale or extensions to existing settlement 

boundaries 
• New free standing settlements 
• Sites that have been brought to the attention of each partnership authority by 

landowners, agents and developers through the call for sites or other 
mechanisms 

 

5.10. The practice guidance advises that particular types of land or areas may be 
excluded from the assessment and assigned a nil housing potential, 
referring to clear-cut designations such as Sites of Special Scientific 
Interest. The partnership acknowledges that this is an important 
consideration but rather than excluding them entirely from the process will 
assign nil housing potential to sites wholly within the following international 
designations: Special Areas of Conservation (SAC), Special Protection 
Areas (SACs) and Ramsar Sites, and the following national designations 
Sites of Special Scientific Interest (SSSI), National Nature Reserves (NNRs) 
and Scheduled Ancient Monuments (SAMs). A rigorous case will need to be 
for housing potential on sites partly affecting any such designated areas in 
order to demonstrate that their integrity is not adversely harmed. The 
presence of European and/or UK protected species will also impact on 
housing potential. The Somerset Econet includes GIS distribution mapping 
of European protected species populations in the County and is available 
through Somerset County Council’s Ecology Officer, Larry Burrows (Tel: 
01823 358118, Email: Lburrows@somerset.gov.uk). Mapping is also 
available of the zones of ecological influence of SPAs, SAC, and Ramsar 
Sites but will need further interpretation by an ecologist. Contact Larry 
Burrows as above.  

 
 
Stage 3: Desktop review of existing information  

5.11. Data sources to identify sites with potential for housing are listed in Table 2 
below. Each authority will refer to these sources to ensure consistency 
across the partnership.  

5.12. The site size threshold to be applied by all partnership local authorities is -  
5 dwellings (gross) and/or 0.15 hectare 

5.13. This is in recognition of the fact that the potential volume of sites generated 
could exceed the capacity of local authority resource to conduct the work if 
no threshold was set.  The threshold was also chosen bearing in mind the 
need to capture small unidentified urban windfall sites, as historical trends 
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from residential land monitoring data indicate a high proportion of member 
authority housing delivery coming from this source. 

5.14. During this stage each partnership authority will publicise the opportunity to 
put sites forward in the local press. This may be done via an advert and/or 
press release. Each member authority will also publish the relevant 
documentation on their website. Partner authorities will also contact 
stakeholders on their LDF consultation databases in writing or via email to 
notify them of the call for sites. 

5.15. It is also recommended that the ‘Housing Site Pro forma’ (See Appendix 2) 
be sent to owners or agents of sites that currently have planning 
permission, sites allocated in existing plans and all other sites identified 
through Stages 2 and 3 of the SHLAA following a desk-based assessment.  

 
Table 2: Sources of data to identify sites with potential for housing 
 
Sites 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 

Planning application refusals To identify sites – particularly rejected on 
the grounds of pre-maturity 

Dwelling starts and completion records To identify the current development 
progress on sites with planning 
permission  

Lapsed planning permissions and 
previous local plan submission sites 

To identify sites 

Sites where planning permission has 
been agreed in principle subject to the 
applicants completing a Section 106 
planning agreement 

To identify sites 

Unallocated brownfield sites that have 
potential to make a significant 
contribution to housing delivery during 
the 5 year period  

To identify sites 

Other sources of information that may 
help to identify sites 

Purpose 

Sites that have been brought to the 
attention of each partnership authority by 
landowners, agents and developers 
through the call for sites or other 
mechanisms 

To identify sites 

Local Planning Authority Urban 
Capacity/Potential Study 

To identify buildings and land, and any 
constraints to delivery 

Local Planning Authority Empty Property 
Register 

To identify vacant buildings  

English House Condition Survey To identify buildings 
National Land Use Database To identify buildings and land, and any 

constraints on delivery 
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Register of Surplus Public Sector Land To identify buildings and land  
Local Planning Authority Employment 
Land Review 

To identify surplus employment buildings 
and land 

Valuation Office database To identify vacant buildings 
Local Planning Authority vacant property 
registers (industrial and commercial) 

To identify vacant buildings 

Commercial property databases e.g. 
estate agents and property agents 

To identify vacant buildings and land 

Ordnance Survey maps  To identify land 
Aerial photography  To identify land 
 

 
Stage 4: Determining which sites and areas will be surveyed   

5.16. Ideally, all sites identified by the desktop review should be visited. However, 
this may not be possible where the volume of sites generated exceeds the 
capacity of local authority resource. 

5.17. Sites with existing planning permission for housing may not need to be 
visited depending on how up to date member authority development start 
and completion records are. This will be left to the discretion of member 
authorities who will specify the approach taken in their final report. 

5.18. Housing provision targets in the draft new Regional Spatial Strategy (RSS) 
for the South West indicate high rates of development and a significant 
need for affordable housing provision. Partner authorities will determine the 
geographic scope of their SHLAAs in light of this whilst balancing the need 
to focus development in locations that contribute to the creation of 
sustainable, mixed communities, including regionally specified locations for 
major development. Member authorities will specify early on the SHLAA 
process which settlements will be included for survey purposes. 

5.19. As part of each member authority’s Local Development Framework process, 
Core Strategy Development Plan Documents are currently the mechanism 
from which strategic sites/locations for growth will be identified. Each 
SHLAA will contribute to this process of site identification.  

 
Stage 5: Carrying out the survey 

5.20. Site surveys in each local authority administrative area will be undertaken 
by officers from the respective authority or by consultants employed on 
behalf of the authority. All individuals involved in site surveys will be briefed 
to ensure that they follow consistent practice in identifying sites and 
recording information. To ensure consistency of approach a common 
Housing Site Pro forma has been prepared and included in Appendix 2. 
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Stage 6: Estimating the housing potential of each site  

5.21. Following consultation with the Partnership it was agreed that the density 
standards set out in PPS3 (para 47) should be adopted when estimating 
housing potential on each identified site i.e. “30 dwellings per hectare (dph) 
net should be used as a national indicative minimum to guide policy 
development and decision-making, until local density policies are in place”.  

5.22. Each study will use this as an initial indicator of yield. However, there may 
be site-specific reasons to deviate from this approach and where this occurs 
it will be appropriately justified in the report.   

5.23. The partnership considered using sample schemes or sketching schemes 
from scratch as alternative ways of estimating housing potential. However, 
the difficulties in selecting representative samples of sites from across the 
HMAs involved and the resource implications of sketching individual site 
schemes ruled them out as feasible options.  

 

5.24. Estimated housing potential will be calculated based on the net developable 
area4 of each identified site. As smaller sites are likely to utilise existing 
infrastructure and facilities it has been assumed 100% of the site area could 
potentially be developed for housing. Whereas on larger sites it has been 
assumed that a lower percentage of the site area will potentially be 
developed for housing. This is based on the fact that a proportion of the site 
area will be need to be set aside for the necessary infrastructure, access 
roads, open space provision etc. Potential housing yield could also be 
affected by factors such as wildlife conservation interests, protected trees or 
listed buildings.  

5.25. As such the following gross to net ratio guidelines will be applied when 
calculating the net developable area for sites identified in each SHLAA: 

 
Site Size     Gross to net ratio standards 
Up to 0.4 hectare    100% 

 
0.4 to 2 hectares    80% 

 
2 hectares or above    60% 

 

5.26.  As with density standards each study will use this as an initial guide when 
assessing potential yield. However, there may be site-specific reasons that 
require deviation from the ratio standards indicated above and where this is 
the case it will be appropriately justified in the report.   

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

5.27. The Government’s practice guidance makes clear that assessing the 
‘Suitability’, ‘Availability’ and ‘Achievability’ of a site will provide the 

                                                 
4 Department for Communities and Local Government, 2006, Planning Policy Statement 3 (PPS3) - Housing. Net 
dwelling density = Net dwelling density is calculated by including only those site areas which will be developed for 
housing and directly associated uses, incidental open space and landscaping and children’s play areas, where these 
are provided. 
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information on which a judgement can be made through plan making as to 
whether a site can be considered ‘deliverable’, ‘developable’ or not currently 
developable. To be considered:  
 
‘Deliverable’ – a site is available now, offers a suitable location for housing 
development now and there is reasonable prospect that housing will be 
delivered on site within 5 years from the date of adoption of the plan; and 
 
‘Developable’ – a site should be in a suitable location for housing 
development, and there should be a reasonable prospect that it will be 
available for and could be developed at a specific point in time.  
 
The Government’s practice guidance divides Stage 7 into four sub-stages 
that the partnership authorities will follow to assess the suitability, 
availability and achievability of potential sites for new housing.   
 
To ensure consistency across the partnership when assessing site 
‘Suitability’, ‘Availability’ and ‘Achievability’ each partner authority will use 
the “Site Assessment Matrix” in Appendix 3. 
 

Stage 7a: Assessing suitability for housing 

5.28. A site is suitable if it offers a suitable location for development and would 
contribute to the creation of sustainable, mixed communities.  

5.29. Sites allocated in existing plans for housing or with planning permission for 
housing will be regarded as suitable unless there have been subsequent 
changes in circumstances which may affect this position.  

5.30. The first section of the Site Assessment Matrix in Appendix 3 addresses 
the key factors for other sites that should be considered when assessing a 
their suitability for housing, now or in the future i.e. policy restrictions, 
physical problems or limitations, potential impacts, and the environmental 
conditions that would be experienced by prospective residents. 

Stage 7b: Assessing availability for housing 

5.31. A site will be 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. This means that it is controlled 
by a housing developer who has expressed an intention to develop, or the 
landowner has expressed an intention to sell. Because planning 
applications can be made by persons who do not need to have an interest 
in the land, the existence of a planning permission does not necessarily 
mean that site is available. Where problems have been identified, then an 
assessment will need to be made as to how and when they can realistically 
be overcome. 

5.32. Information on the potential availability of sites will be obtained from 
‘Housing Site Pro forma’ (see Appendix 2) responses received during ‘Call 
for Sites’ consultations. It is also recommended that the ‘Housing Site Pro 
forma’ be sent to the landowner/agent for sites that currently have planning 
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permission, sites allocated in existing plans and all other sites identified 
through Stages 2 and 3 of the SHLAA following a desk-based assessment.  

5.33. The second section of the Site Assessment Matrix in Appendix 3 will 
appraise the relevant factors that need to be considered when deciding if a 
site is available i.e. control of site, intention to develop, ownership, legal 
issues and planning status. 

Stage 7c: Assessing achievability for housing 

5.34. The achievability of a site will be determined by whether there is a 
reasonable prospect that housing will be developed on the site at a 
particular point in time. This will be affected by factors such as market 
conditions, cost implications of undertaking the development and how long it 
is likely to take to deliver the scheme. 

5.35. Each partner authority will consult with representatives of the house building 
industry via a bespoke panel about the likelihood of housing development 
taking place on each of the sites identified through the SHLAA. This advice 
will help in determining the ‘Achievability’ of each site.  

5.36. Each panel will be derived from the broader stakeholder partnership. Panel 
membership will consist of a representative of the Home Builders 
Federation, a Registered Social Landlord, a Large/Medium/Small 
Developer, an Estate Agent and appropriate local authority representation. 
Panel members will provide the expertise and knowledge to help the 
partnership take a view of the deliverability and developability of sites, and 
how market conditions may affect economic viability. 

5.37. Each panel will become involved after a member authority has produced a 
draft SHLAA report identifying sites that have been assessed as ‘Suitable’ 
and ‘Available’ using the ‘Site Assessment Matrix’ (see Appendix 3). The 
level of involvement of the panel will depend on the volume of sites 
generated by the particular study and the level of panel resource available 
at the time. For low to mid volume studies where panel members have the 
capacity to look at each site in detail Model 1 (see Diagram 3) may be more 
appropriate. However, for mid to high volume studies where panel members 
may not have the capacity to look at every site in detail Model 2 (see 
Diagram 3) may be more appropriate.  

5.38. The panel will use the third section of the ‘Site Assessment Matrix’ in 
Appendix 3 when assessing ‘Achievability’ which will include consideration 
of market factors, cost factors and delivery factors to structure these 
deliberations. Reference will be made to the typologies produced in the 
Strategic Land Viability Assessment as part of the Strategic Housing Market 
Assessment for the South Somerset and Taunton HMAs to assist in 
determining the potential costs of a proposed development. The partnership 
will also give further consideration as to whether more detailed modelling 
and analysis is required when assessing ‘Deliverability’ and how this could 
best be achieved before the first SHLAA panel is formed in autumn 2008.
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Diagram 3: Process for consulting with the Panel 
 
MODEL 1:  
The local authority prepares draft SHLAA report identifying sites that have been 
assessed as ‘Suitable’ and ‘Available’. 

 
 
 

Draft SHLAA report is sent to each representative on the panel, who will within an 
agreed timescale (e.g. 6-8 weeks) review and comment on the ‘Achievability’ of 
each site using section three of the ‘Site Assessment Matrix’ (see Appendix 3). 

 
 
 

The local authority collates panel comments on all sites and identifies sites where 
a consensus has not been reached. 

 
 
 

The local authority holds a panel meeting (s) to reach consensus on sites that are 
in dispute. 

 
 

MODEL 2:  
 
 The local authority prepares draft SHLAA report identifying sites that have been 

assessed as  ‘Suitable’ and ‘Available’. It also assembles a representative sample 
of key ‘types’ of sites identified e.g. key sites, in-fill sites etc. 

 
 
 
 

The local authority holds a panel meeting to establish the key principles to be 
followed when assessing the viability of each ‘type’ of site. 

 
 
 
 
 
 

The local authority project team subsequently applies key principles in 
conjunction with section three of the ‘Site Assessment Matrix’ (see Appendix 3) 
to every site within each respective site typology to assess ‘Achievability’. 

 
 
 
 
 
 
 
 
 

The local authority reviews panel comments and identifies sites where a 
consensus has not been reached. 

The local authority circulates a report detailing the assessment of ‘Achievability’ 
reached for each site for the panel to comment upon. 

 
 
 
 
 
 
 
 
 
 
 
 
 

The local authority holds a panel meeting (s) to reach consensus on sites that are 
in dispute. 
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Stage 7d: Overcoming constraints 

5.39. At this point each partner authority will consider any identified constraints 
and whether they can be overcome. This will be approached on a case-by-
case basis for each site depending on the constraints involved. Key issues 
will be brought to the panel to ensure consistency where possible. Panel 
decisions will be noted in the Site Assessment Matrix documentation.  

 
Stage 8: Review of the assessment  

5.40. All sites found to be ‘Suitable’, ‘Available’ and ‘Achievable’ will be collated in 
order to produce an indicative housing trajectory illustrating how much 
housing can be provided and at what point in the future. A risk assessment 
as to whether these sites are likely to come forward as anticipated will have 
occurred as part of the panel deliberations on achievability and 
deliverability.  

5.41. If a partner authority has not identified sufficient sites to meet their strategic 
housing targets, it will be necessary to investigate how this shortfall should 
best be planned for. Where this is the case the options outlined in Stage 9 
and/or Stage 10 will be pursued.    

 
Stage 9: Identifying and assessing the housing potential of broad locations 
(where necessary) 

5.42. Broad locations are areas where housing development is considered 
feasible and will be encouraged, but where specific sites cannot yet be 
identified. Their identification will give communities and developers a clearer 
idea about future patterns of development. Examples of broad locations 
include land: 
• Within and adjoining settlements – where housing development is or 

could be encouraged, and small extensions to settlements; and 
• Outside settlements – major urban extensions, growth points and areas, 

new free-standing settlements and eco-towns.  
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5.43. Where insufficient supply has been identified during a partner authority’s 
review of the assessment such locations may need to be considered. If this 
is the case the criteria for assessing types of locations and their housing 
potential will be agreed in consultation with the panel. 

 
Stage 10: Determining the housing potential of windfall (where justified) 

5.44. PPS3 sets a clear expectation that the supply of land for housing should be 
based on specific sites, and where necessary, broad locations. However, it 
recognised that there may be genuine local circumstances where a windfall 
allowance is justified.  The inclusion of a windfall allowance can be a 
disadvantage as it gives a less certain indication to communities and 
developers as to future patterns of development and makes planning for 
matters such as having adequate infrastructure in place difficult.  

5.45. If there are genuine local circumstances as to why a partner authority 
cannot identify enough specific sites or broad locations to meet its strategic 
housing requirements a windfall allowance may then be included.  

5.46. Levels of windfall allowance will be based on an estimate of the housing 
potential from each likely source of housing. Reference will be made to past 
completion rates from residential land monitoring records in order to 
determine this. Housing potential will be estimated by calculating the annual 
average completion rate for each source.  Care will be taken to avoid 
double counting sites (or broad locations if applicable) that are already 
included in the assessment and the panel will consulted to ensure an 
informed view is reached on: 
• Whether the annual rate is likely to increase or decrease 
• Whether the pattern of redevelopment is 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. 
 

     19



 
Appendix 1 – List of Somerset SHLAA Partnership members 

 
Name Organisation 

Andy Foyne South Somerset District Council 
Tiff Housley South Somerset District Council 
Jo Wilkins South Somerset District Council 

Philip Higginbottom South Somerset District Council  
Colin McDonald South Somerset District Council 

Stuart Houlet Sedgemoor District Council  
Nick Tait Sedgemoor District Council  

Duncan Harvey Sedgemoor District Council 
Tim Mander Sedgemoor District Council 

Ian Ayre Taunton Deane Borough Council 
Martin Wilsher West Somerset District Council 
David Vaughan Somerset County Council 

David Clews Somerset County Council 
M Arif Al Mahmood National Housing and Planning Advice Unit 

Dave Pring The Environment Agency 
Charlotte Abbott Home Builders Federation 

Nigel Timmis Abbey Manor Developments Ltd 
Michael A Griffin Barratt Homes Ltd (Exeter Office) 

John Bishop Charles Bishop Ltd 
Michael Newman Gadd Homes Ltd 

Andrew Birch Hallam Land Management 
Owen Jones Boyer Planning 
Tim Baker Strategic Land Partnerships 

Wendy Lewis Knightstone Housing Association 
Patrick Reilly Jephson Housing Association 
Alison Tabor Jephson Housing Association 
John Shaw South Somerset Homes 

Andrew Patrick Pro Vision Planning & Design 
Lisa Smith The Housing Corporation 

Graham Ford Greenslade Taylor Hunt (Taunton) 
Toni Hammick Property Link (South) Ltd 

Natasha Hammick Property Link (South) Ltd 
Nigel Jones Humberts (Yeovil) 

David Aldwinkle Magna Housing 
Muktar Ali Magna Housing 

Steve Nickerson Avon & Somerset Constabulary 
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Appendix 2 – Housing Site Pro forma 
 

Strategic Housing Land Availability Assessment 
 

[Partnership local Authority] 
 

Housing Site Pro forma 
 

• Please complete the form clearly and legibly. 
• You must give your name and address for your comments to be considered. 
• This form should be received by [partnership local authority] before 

[insert date] 
 

  DATA PROTECTION AND FREEDOM OF INFORMATION 
 

We need your permission to hold your details on our database 
 

I agree that the contact details and related responses can be held by the 
Planning Services Departments of [partnership local authority] and I 

understand that they will only be used in relation to Town Planning matters. 
 
Signed  Date  
Please note that forms that are not signed and dated will not be accepted 
 
This information is collected by [partnership local authority] as data controller in 
accordance with the with data principles in the Data Protection Act 1998. The 
purposes for collecting data are: 
 

• To assist in the preparation of a Local Development Framework; 
• To contact you regarding your answers given in your form; 
• For evaluation by an agreed Panel of representatives from the house building 

industry; and 
• To compile reports of responses for [partnership local authority] decision 

making process 
 
The above purposes may require public disclosure of any data received by 
[partnership local authority] in the consultation responses in accordance with the 
Freedom of Information Act 2000. The forms will also be used in discussion with 
consultees, but the contact information contained within the front sheet will be 
detached and kept separate. If you have any concerns regarding the processing of 
your data, please contact the LDF Team on [partnership local authority].  
 
Disclaimer: It should be noted that the assessment of the deliverability and 
developability of sites for new housing through the SHLAA process and the 
identification of potential housing sites in the local authority SHLAA report 
does not indicate that planning permission will be granted for new housing or 
that the site (s) will be allocated for new housing development in Development 
Plan Documents. Planning proposals on sites identified in the local authority 
SHLAA report will be judged on their merits against the relevant Development 
Plan policies unless material considerations indicate otherwise. The SHLAA 
report may represent a material consideration in the determination of such 
planning proposals.  
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Each site will need to be visited to enable a full assessment of the site. By completing 
and returning this Pro forma you consent to officers for the Council (or their site 
representatives) visiting the site in order to make an assessment against the Site 
Assessment Methodology. Site visits will be conducted unaccompanied wherever 
possible. Where there may be reasons why an unaccompanied site visit may not be 
practicable (for instance where the site is secured and not visible from a public 
highway), please indicate below so that alternative arrangements for a site visit can 
be made as appropriate.  
 
Are there any issues which would prevent officers of the Council undertaking a site 
visit unaccompanied? If so please indicate: Yes/No……………………? 
 
(Reason/s)…………………………………………………………………………………. 
 
 Your details (Land owner) 

Name  

Contact Address  

Site Address  

Telephone Number  

Fax Number  

E-mail   

 
Your details (Agent)  

Name  

Company/Agent  

Representing  

Contact Address  

Telephone Number  

Fax Number  

 E-mail   
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Acknowledged:

Received: 

For official use only 
 Reference: 

 
 
 
 
Site details 

Site address  

Site postcode  

Site OS grid reference (if known)   

Yes  Are you the landowner? 

No. 
Who then owns 
the land? 

 

Please attach an up-to-date Ordnance Survey based map outlining the precise 
boundaries of the site in its entirety and the part which may be suitable for 
housing (if this is less than the whole) Without this mapped information we are 
unable to register the site. 
 
CURRENT AND POTENTIAL USE 
 
What is the current use of the site? 

 

 
Is there an existing planning permission on the site? 

Yes (please give planning permission 
number) 

 

No   

 
What is the estimated area of the site (hectares/acres)?  

Area of whole site  

Area suitable for development  

 
In your opinion, might the site be suitable for a mixture of housing and another 
use(s) e.g. housing and employment or retail? Please specify 
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How many dwellings do you think could be provided on this site and of what 
type? 
Number of dwellings in total  

Number of houses  

Number of flats  

 
POSSIBLE CONSTRAINTS 
 
To the best of your knowledge, are there any constraints that may prevent 
development on the site? Please provide brief details: 
Access difficulties  

Existing local plan policies  

Tree cover  

Topography  

Local character  

Ownership issues  

Legal issues e.g. covenants  

Contamination/pollution  

Environmental designation  

Flood risk  

Infrastructure requirements  

Market viability  

Other considerations  

 
Do you believe constraints on the site could be overcome? If so, please 
explain. 
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AVAILABILITY 
 
Is the site immediately available for development? 

Yes  Yes  If yes, is the site 
currently for sale 
and being 
marketed 
through a land 
agent? 

No  

No   
If the site is not immediately available for development over what broad 
timeframe would you anticipate the site could first become available for 
development:  
Within the next 5 years i.e. by the end of March 2013  

Within a period 5 –10 years thereafter i.e. between 2013 and 
2018 

 

Within a period 10 –15 years thereafter i.e. between 2018 - 2023  

After 15 years i.e. after 2023  

If you anticipate the site could become available for development within the 
next five years, what would be your best estimate of a more precise year?  
Before the end of March 2008  

Between April 2008 and March 2009  

Between April 2009 and March 2010  

Between April 2010 and March 2011  

Between April 2011 and March 2012  

Between April 2012 and March 2013  

 
  
Once commenced, how many years do you think it would take to develop the 
site? 
Number of years  

 
SURVEY AND OTHER ISSUES 
 
In identifying such a site you are giving permission for an officer (or 
representatives) of the Council to access the site in order to ascertain site 
suitability. In this context would there be any access issues to the site? 
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If yes, please provide contact details of the person who should be contacted to 
arrange a site visit. 
 

 
Do you know of any other issues that we should be aware of? 
 

 
Please return this form together with a map which clearly identifies the boundary of 
the site to [partnership local authority] by [closing date]
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Appendix 3 - Site Assessment Matrix 
 
SUITABILITY      
Criteria  Measure Assessment/

Mitigation 
Source 

   Survey Desktop  Other e.g. 
stakeholder 

Land or Areas to be Excluded from the Assessment as Unsuitable 
Exclude from the 
assessment  

Site is wholly located within the following international 
designations: Special Areas of Conservation (SAC), Special 
Protection Areas (SACs), and Ramsar Sites, and the following 
national designations Sites of Special Scientific Interest 
(SSSI), National Nature Reserves (NNRs) and Scheduled 
Ancient Monuments (SAMs) 

    

Locational suitability / creation of sustainable, mixed communities  
Site is 100% pdl     
Site is mixed greenfield /pdl with > 50% pdl     
Site is mixed greenfield / pdl with < 50% pdl     

Re-use of land 

Site is 100% greenfield     
Entirely in built-up area (infill)     
On edge of settlement but not projecting in countryside 
(rounding off) 

    
Located within a 
settlement 

On edge of settlement and projecting in countryside 
(extension) 

    

Site is within 800m walking distance of all of the following: a 
convenience store, a primary school and a GP surgery 

    

Site is within 800m walking distance of two of the following: a 
convenience store, a primary school and a GP surgery 

    

Accessibility by foot to 
local services 
(measured from 
centre of site by 
walking distance) Site is within 800m walking distance of only one of the 

following: convenience store, a primary school and a GP 
surgery 
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 Site is more than 800m walking distance from all of the 
following: a convenience store, a primary school and a GP 
surgery 

    

Site is within 400m walking distance of an existing bus stop or 
800m walking distance of a railway station, with hourly or more 
frequent services 

    

Site is within 400m walking distance of an existing bus stop or 
800m walking distance of a railway station, with less than 
hourly services 

    

Accessibility to public 
transport services  

Site is more than 400m walking distance of an existing bus 
stop and 800m walking distance of a railway station 

    

Site is located within 30 minutes public transport time of all of 
the following: hospital, secondary school, areas of employment 
and a major retail centre 

    Accessibility to higher 
level services by 
public transport 

Site is located further than 30 minutes public transport time of 
all of the following: hospital, secondary school, areas of 
employment and a major retail centre 

    

Policy restrictions 
Site is unaffected by designations     
Site located within or likely to affect any one of the following 
designations: Heritage Coast: SNCI; historic woodland; RIG: 
mineral consultation area; trees or woodland subject to 
preservation order 

    
Designations 

Site located within or likely to affect either of the following 
designations: AONB (major developments only); Green Belt 

    

Physical problems or limitations 
Site is affected by access limitations     Access 
Site is unaffected by access limitations     
Site is affected by infrastructural limitations     Infrastructure 
Site is unaffected by infrastructural limitations     

Ground conditions Site is affected by ground condition limitations, including steep 
slopes 
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 Site is unaffected by ground condition limitations     
Flood risk Site is located in Flood Risk Zone 3b     
 Site is located in low or no risk area for flooding     

Site is within Groundwater Source Protection Zone Cat 1     
Site is within Groundwater Source Protection Zone Cat 2     
Site is within Groundwater Source Protection Zone Cat 3     

Groundwater source 
protection 

Site is unaffected by groundwater source protection issues     
Site is affected by a hazardous risk     Hazardous risk 
Site is not affected by a hazardous risk     

Contamination / 
pollution 

Site is affected by a contamination or pollution issue     

 Site is unaffected by a contamination or pollution issue     
Potential impacts 
Townscape / 
landscape character 

Development at this site would have a significant negative 
impact on the key townscape or landscape characteristics of 
the area (refer to district townscape or landscape character 
assessment) 

    

 Development at this site would have a neutral impact on the 
key townscape or landscape characteristics on the area (refer 
to district townscape or landscape character assessment) 

    

 Development at this site would have a significant positive 
impact on the key townscape or landscape characteristics on 
the area (refer to district townscape or landscape character 
assessment) 

    

If the site is within an area subject to conservation 
management policies or arrangements, development at this 
site would have a significant negative impact on conservation 
management of the area 

    Conservation 

If the site is within an area subject to conservation 
management policies or arrangements, development at this 
site would have a neutral impact on the conservation 
management of the area 
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 If the site is within an area subject to conservation 
management policies or arrangements, development as this 
site would have a significant positive impact on the 
conservation management of the area 

    

Environmental conditions 
Site location is such that the health and well being of residents 
would be adversely affected (e.g. noise, unneighbourly uses, 
power lines) 

    Effect on prospective 
residents 

Site location is such that the health and wellbeing of residents 
is not adversely affected (noise, unneighbourly uses, power 
lines) 
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AVAILABILITY      
Criteria Measure Assessment/

Mitigation 
Source 

   Survey Desktop  Other e.g. 
stakeholder 

Insurmountable 
constraint  

A significant constraint or constraints on the availability of the 
site is judged to be insurmountable 

    

Site is controlled by a housing developer     
Site is controlled by a public authority     
Site is controlled by an identified private land owner     

Control of site 

Control of site is unknown     
Controller of site has expressed intention to make site 
available within next 5 years (by March 2013) 

    

Controller of site has expressed intention to make site 
available between 5 and 10 years hence (between 2013 and 
2018) 

    

Controller of site has expressed intention to make site 
available between 10 to 15 years (between 2018 and 2023) 

    

Controller of site has expressed intention to make site 
available after 15 years hence (after 2023) 

    

Controller of site has not made intention known     

Intention to develop 

Controller of site has made clear that they do not intend to 
make site available 

    

There is only one owner of the site or, though in multiple 
ownership, is subject to a co-ordinated purchase/approach by 
a single developer 

    

The site is in multiple ownership, with 2 or 3 owners     
The site is in multiple ownership, with 4 or 5 owners     

Ownership 

The site is in multiple ownership, with 6 or more owners     
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 Access to the site is controlled by an ownership issue i.e. 
ransom strip 

    

Availability of the site is unconstrained by a legal matter     
It is unknown whether or not there are any legal constraints      

Legal issues 
(covenants; tenancies 
etc) Availability of the site is constrained by a legal matter     

There is an outstanding planning permission for housing     
Site does not have outstanding permission but has previous 
planning history for housing (e.g. lapsed consent, withdrawn 
application or a refusal, but where principle of development 
was acceptable) 

    

Site has been subject of a pre-application enquiry or 
submission to an LDF consultation 

    

Site has previously been identified as a local plan or RSS 
objection site 

    

Planning Status 

The site does not have planning permission for housing     
 

     32 



 
ACHIEVABILITY      
Criteria Measure Assessment/

Mitigation 
Source 

    Survey Desktop Other e.g.
stakeholder 

 Expert 
panel 

Market Factors 
Uses adjacent to the site are likely to have a 
marked positive affect on the marketability of the 
site 

     

Uses adjacent to site are likely to have a neutral 
affect on the marketability of the site 

     

Adjacent uses  

Uses adjacent to the site are likely to have a 
detrimental affect on the marketability of the site 

     

The economic viability of the existing use of the site 
makes developing the site for housing desirable 
option 

     

No clear judgement can be made regarding the 
economic viability of the existing use of the site 
compared to reuse for housing 

     

Economic 
viability of 
existing use of 
site 

The economic viability of the existing use of the site 
makes developing the site for housing undesirable 

     

The economic viability of possible alternative uses 
of the site makes developing the site for housing 
the most desirable option. 

     Economic 
viability of 
alternative uses 
to housing No clear judgement can be made regarding the 

economic viability of alternative use of the site 
compared to reuse for housing 

     

 The economic viability of alternative uses of the 
site makes developing the site for housing an 
undesirable option 
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The attractiveness of the site location has a 
marked positive effect on developing and 
marketing the site for housing 

     

The attractiveness of the site location has a neutral 
effect on developing and marketing the site for 
housing 

     

Attractiveness of 
location 

The attractiveness of the site location has a 
negative effect on developing and marketing the 
site for housing 

     

Market demand is strong in this location for the 
proposed type of housing development 

     

Market demand is average in this location for the 
proposed type of housing development 

     

Level of market 
demand and 
projected rate of 
sales  

Market demand is weak in this location for the 
proposed type of housing development 

     

Cost Factors 
Site preparation costs are judged to be low      
Site preparation costs are judged to be average / 
expected 

     
Site preparation 
costs relating to 
physical 
constraints e.g. 
ground 
conditions; 
redevelopment 
or conversion etc

Site preparation costs are judged to be high      

There are no exceptional planning design 
standards relating to development of this site 

     Relevant 
planning design 
standards e.g. 
within 
conservation 
area 

Relevant planning design standards apply which 
will impose an additional cost on development 
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Prospects of 
funding or 
investment to 
address 
identified 
constraints or 
assist 
development  

There are no identified constraints requiring 
funding or investment to overcome 

     

 Funding or investment is available to address an 
identified constraint to development e.g. flood 
mitigation 

     

 Funding or investment is not available to address 
an identified constraint to development 

     

Delivery factors 
The developer anticipates delivery of the site is 
likely to comprise a single uninterrupted phase of 
development 

     

No information is available on the phasing of 
development 

     

Phasing of 
development  

The developer anticipates delivery of the site is 
likely to comprise more than one phase of 
development 

     

Single / several 
developers 

Development is unlikely to be constrained or 
delayed by the number of developers on site 

     

 Development may be constrained or delayed by an 
insufficient number of developers on site 

     

Development of the site is unlikely to be 
constrained by the capacity of developer 

     

No judgement can be made concerning the 
capacity of the developer 

     

Size / capacity of 
developers (past 
history of 
delivery) 

Development of the site may be constrained by the 
capacity of the developer 
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Necessary 
Infrastructure 

Necessary infrastructure will be in place to permit 
development of the site 

     

 Necessary infrastructure is unlikely to be in place to 
permit development of the site 
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