Strategic Housing Land Availability Assessment
(SHLAA) and Five Year Land Supply
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Contents

00T L= P 1
Section 1 — Overview Of the SHLAA ... e e e e e e e e e aaeas 2
SeCtion 2 — 5 year [and SUPPIY ... .cooiieiiiiee et a e 5
MOoNItoring and REVIEW .........eiiiiiiiiiiiiiicc e 5
Sites with planning PermMISSION......couuiie e e e e 6
Strategic Housing Land Availability ASS@SSMENt ........oooiiiiiiiie e 7
R AT LT =1 Y =S 7
LU oY) il el oYU o3 8
5year supply calculation ... 8
Appendix A — SHLAA MethOdOIOGY ........uuuiiiiiiieiiiie et e e e e e 10
Stage 1 — Site/broad location identification ... 11
Stage 2 — Site/broad location @asSeSSMENt...........ooiiiiiiiiiiiii 14
Stage 3 — Windfall ASSESSIMENT ... e e 16
Stage 4 — SHLAA ASSESSMENT REVIEW......coiiiiiiiiiiiiiiiiie e 17
Stage 5 — Final EVIdenCe Base..........ooooiiiiiiiiiiiii 18
ApPPendix B - HOUSING TTaJECTONY ... .uuuuiuieiiiitiiiiiiiiiiieieeeeeteeeee ettt snsesnnnnnes 26
I o [T (= = )[R 27
SMal Site 1ADIE: ... 27

)
7
5
-
I
<

"/ WIG



1
IWC 5 Year Housing Land Supply, 30" September 2014

Purpose

This document identifies sites on the Isle of Wight to provide a future supply of land which
is suitable, available and achievable for housing uses over the Island Plan Core Strategy
period to 2027 and is titled the Strategic Housing Land Availability Assessment (SHLAA).
This document, which updates the previous 5 year land supply documents, reflects the
changes made to the SHLAA guidance as set out within National Planning Practice
Guidance (NPPG).'

This document is split into two sections:

Section 1 sets out the way in which sites have been assessed through the SHLAA process
This section of the document does not allocate any site for housing or infer that planning
permission will be granted. The categorisation of a site does not infer that it will be

looked upon more favourably than another.

Section 2 sets out the council’s current evidence with regard to the provision of a 5 year
land supply.

L NPPG - http://planningguidance.planningportal.gov.uk/
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Section 1 - Overview of the SHLAA

1.1

1.2

1.3

1.4

Housing allocations will be made in the Area Action Plan’s (AAP) and Delivery and
Management Development Plan Document (DMDPD) as set out in the Island Plan.

In addition no conclusion should be drawn from the inclusion or omission of sites from this
SHLAA assessment. Therefore as part of the DMDPD the Local Planning Authority (LPA)
will assess further sites located in the wider rural area to ensure that housing allocations
support local services.

This document was last updated in April 2014. The purpose of this update is to:

Reflect the findings of the Strategic Housing Market Assessment 2014.

Ensure that a robust assessment of Housing Land Availability is carried out in
accordance with published guidance as set out by the National Planning Practise
Guidance (NPPG).

Assess broad locations for growth and provide a plan of new sites put forward by their
land owners since the last update.

Provide confirmation of SHLAA sites and any constraints that have been identified to
provide clarity on those sites that will be taken forward as part of the Area Action Plan
(AAP) and Delivery and Management Development Plan Document (DMDPD)
processes.

Remove SHLAA sites which have received planning permission.
Remove those sites requested to be withdrawn either by the owners or agents.
Amend land ownership issues resulting in a site size change.

Ensure that the methodology for site assessment continues to be applied consistently
across all sites.

Remove sites identified by the Island Plan Core Strategy Habitat Regulations
Assessment as not suitable for development.

Amend flood risk areas to take into consideration new information received from
Environment Agency.

Amend information to specifically identify cycle tracks, footpaths and bridleways.
Revise the SINC information to be consistent with current information held.
Amend Village Green and Common Land information.

Identify sites which overlap parish boundaries and include them in both parishes.
Provide a baseline for carrying out a spatial review of Policy SP2.

Each parcel of land or site that has been appraised has been categorised as either
‘Deliverable’, ‘Developable’, ‘Constrained’ or ‘Removed’. The definitions for each are:
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Deliverable - These are sites that are available now, offering a suitable location for
housing development with the reasonable prospect of being delivered within the
first five years.

Developable - These sites offer a suitable location for development and offer a
reasonable prospect that they will be available to be developed from year 6
onwards.

Constrained - It is not known if these sites could be developed for housing because
they are subject to one or more constraints and it is unknown when they are likely
to be overcome. These include physical constraints e.g. access and potential for
flooding, ownership and location constraints. Where a constraint has been
identified the reason will be shown.

Removed - These sites have been removed from the assessment process because
they are under 0.25ha or do not offer the opportunity to provide 5 or more units.

The categorisation of these sites is not confirmation that planning approval will be given
on the site.

The aim is to provide a strategic level assessment of each site’s ability to provide a
sustainable location for housing, which will be subject to further assessment by the LPA.

This document forms the baseline evidence to support further assessment work and
allows for further consideration of site options in the various development plan
documents that the LPA will be producing.

The methodology for assessing sites is set out in Appendix A — Methodology.

This SHLAA has identified potential housing sites to meet the objectively assessed housing
requirement of 525 dwellings per annum as updated by the Strategic Housing Market
Assessment 2014.
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SHLAA Trajectory

Medina Valley KRA 465 1456

Ryde KRA 390 1419

The Bay KRA 279 386

West Wight SRA 163 189

Ventnor SRA 12 206

RSC and WRA 284 433

Totals 1593 4089
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Section 2 - 5 year land supply

2.1

2.2

2.3

The NPPF states (paragraph 47 and footnote 11) that local planning authorities should
identify and update annually a supply of specific deliverable sites sufficient to provide five
years’ worth of housing against their housing requirements. It further requires an
additional buffer of 5% to ensure choice and competition or a 20% buffer where there is a
record of persistent under delivery.

To be considered deliverable sites should be available now, offer a suitable location for
development now and be achievable with a realistic prospect that housing will be
delivered on the site within five years and in particular that the development of the site is
viable. Sites with planning permission should be considered deliverable until permission
expires, unless there is clear evidence that schemes will not be implemented within five
years.

The 5 year supply consists of:

o Strategic Housing Land Availability sites identified as “deliverable” within the
stated 5 year period

o Unimplemented residential planning permissions®

J Residential development that is currently under construction

J A projection for windfall allowance from small sites that have not been specifically
identified.

Monitoring and Review

2.4

2.5

2.6

The council will monitor housing delivery on an annual basis and will use this data to
inform and update the SHLAA and 5 year housing supply. The monitoring processes will
be published in June each year and will also form part of the discussion on housing
delivery within the Monitoring Report published each year.

At the examination into the soundness of the Island Plan Core Strategy the council
successfully demonstrated to the Inspector that the delivery of 520 units per annum took
appropriate account both of relevant environmental constraints and the likely levels of
housing development. At the time of the examination the IW Council was able to
demonstrate that it had approximately a 6 year land supply and in additional could also
demonstrate that the potential sites identified in the SHLAA considerably exceeded the
number of new dwellings required to achieve the core strategy target when completions
and extant permissions were taken into account.

The Inspector specifically recognised that whilst the five year supply assumes the delivery
of some sites that are not presently allocated Policy SP1 provided a significant degree of
flexibility in approach by supporting in principle development on appropriate land within

2 The approach of the council is that sites with permission but little likelihood of delivery have been discounted. Likewise where
delivery is projected beyond the period of 31° March 2018 units have not been included in the five year supply.
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or immediately adjacent to defined settlement boundaries such that it would support the
evidence of the 5 year supply.

This report includes a full schedule of sites that are considered able to deliver housing in
the next 5 years. These sites are deemed to be deliverable and have been assessed as:

e Available

The site is available now. It is already in the planning system and has planning
permission. Also included are sites proposed by the landowner to the SHLAA
process that the LPA consider could come forward quickly.

e Suitable

The 5 year supply includes permissions and SHLAA sites where a local housing need
can be demonstrated and there are SHLAA sites that the LPA consider could come

forward quickly to meet local need. These sites are therefore considered to beina
location suitable to contribution to sustainable communities.

e Achievable

The 5 year supply includes sites with permission and SHLAA sites which are
considered by the LPA to have a reasonable prospect of being delivered within 5
years with any constraints being overcome in the short term.

Housing land supply is derived from the following sources:

e Sites with planning permission but not yet complete

e Site with planning permission not yet commenced

e Sites that are not allocated, but are identified within the SHLAA

e Small site allowance (with permission for the 5 year supply but windfall in later years
of the plan period).

Sites with planning permission

2.9

2.10

The council’s residential land availability database records the number of dwellings with
planning permission, the number under construction or not yet started and information on
completions in any given period. The latest position from 30" September 2014 is used to
inform this 5 year supply report. Therefore the period under consideration for this update
report is 1 October 2014 to 30 September 2019.

The council’s residential land availability information demonstrates that there are 3168
commitments in total (additional dwellings with planning permission that are either under
construction or not yet started) and comprises of 2226 on large sites (sites with approval
for 10 or more units) and 911 on small sites (sites with approval for 1-9 units).

Planning permissions are generally assumed to be deliverable within 5 years; however the
council has assessed its total supply of permitted units in more detail to assess what it
considers to be the deliverable supply with permission. The deliverable supply is
considered to be 1495. This is made up of 1170 units from permissions on large sites
(considered to be deliverable over the 5 years) and 325 units from permissions on small
sites.
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Strategic Housing Land Availability Assessment

The SHLAA identifies and assesses sites for their potential to deliver housing. It contains
specific, unallocated sites that could contribute to the 5 year housing land supply. The
potential sites have been identified, mapped, assessed and the full information on the
SHLAA is provided on the council’s website. The Council is in commercially confidential
discussions with developers of potential sites as put forward for potential allocation
through the SHLAA. The overall potential of deliverable SHLAA sites is 5682 units and
these are referenced at the end of this document. This information has been used to
calculate the deliverability of development sites within a five year period and it is
estimated that 1593 units will contribute towards the 5 year land supply calculation. This
equates to 50% of the 5 year land supply.

Windfall sites

2.13

2.14

2.15

The NPPF states that Local Planning Authorities may make an allowance for windfall sites
in the five year supply if they have compelling evidence that such sites have consistently
become available in the local area and will continue to provide a reliable source of supply.
Any allowance should be realistic having regard to the SHLAA, historic windfall delivery
rates and expected future trends, and should not include residential gardens. The NPPF
defines windfall sites as sites which have not been specifically identified as available in the
local plan process. The council takes the view that in addition windfall sites are sites that
have not been identified through the planning permission route.

In order to establish evidence to support the inclusion of windfall sites in the latter years
of the plan period the IW Council has looked in detail at the housing completions in the
last 5 years. It determined if each site had had the benefit of a previous permission or was
a small SHLAA site or if the site was a residential garden. Sites that did not meet any of
these criteria were identified as windfall sites. The results were as follows:

completions completions
2009/10 161 (36%) 440
2010/11 233 (51%) 455
2011/12 235 (43%) 535
2012/13 159 (36%) 437
2013/14 126 (41%) 305

Whilst recent delivery indicates that an average of 42% of completed units has come from
windfall sites, the IW Council has not made any allowance for windfall sites within the five
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year land supply because it can demonstrate that there is a deliverable supply of units
(with permission or identified within the SHLAA) without the need to allow for windfall
units.

Further Discounts

2.16

2.17

2.18

2.19

There are currently 568 units with planning permission on small sites that have not yet
commenced. An allowance has been made for a rate of permissions lapsing based on
historic trends of lapsed permissions over the past 3 years (2012-2014), which saw an
average rate of 18% of permissions lapsing. Therefore given the current supply with
permissions on small sites of 912 the likely number of units with permission that will lapse
in the next 5 years is 164.

Deducting this number from the existing supply of small sites provides for a small site
supply with permission of 748 and allowing for an estimated rate of completion of 65 units
from small sites per annum for the years 2014/15 to 2018/19 we can demonstrate that the
supply of small sites allowing for lapsing permissions can provide for the assumed rate of
delivery.

In addition, it is considered that each year the number of lapsed permissions will be
replaced with additional approvals on small sites.

In addition the council has placed restrictions on sites within the supply, only allowing for
windfalls from year 6 onwards, and discounted large sites with permission where it has
assumed that delivery will not happen, or that delivery will be delayed beyond the 5 years
the approach to the supply calculation is stringent and robust.

5 year supply calculation

2.20

2.21

The Core Strategy period began in 2012, covering 15 years until 31°* March 2027. The annual
requirement will be determined by projecting forward the objectively assessed housing
requirement of 525 units per annum.

Completions over the last two and a half years have resulted in delivery of 987 units
against a planned requirement of 1300, resulting in a shortfall of 313 units. To address this
shortfall the IW Council has spread the need for the shortfall to be accounted for within
the 5 year land supply and not across the plan period and therefore the annual
requirement for the next 2.5 years increases to 684 dwellings per annum.
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5 year land supply table

Policy Requirement
a | 5year land supply policy requirement 2625
b | 5yearrequirement (525 x 5 years) + 5% buffer 2756
Backlog
¢ | Requirement (01/04/12 to 30/09/14) - 520 units per annum 1300
d | Completions (01/04/12 to 30/09/14) 987
e | Shortfall in provision (01/04/12 to 30/09/14) 313
Dealing with the shortfall
f | Shortfall spread over the remaining 2.5 years of the initial 5 year 126 pa
period
g | Annual requirement for period 01/10/2014-2017 (providing for ((525 +126) +5%) = 684
the backlog) pa
h | Annual requirement 2017-2019 (525+5%) = 551 pa
i Overall requirement 01/10/2014-30/09/2019 (2.5 times g) + (2.5 3088
times h)
Supply
j | Supply from SHLAA sites 1593
k | Supply from large sites 1170
[ | Supply from small sites 325
m | Overall supply (j+k+l) 3088
2.22  The NPPF suggests that local authorities should identify a sufficient supply for 5 years with
a buffer of 5%. The figures above demonstrate that the IW Council has sufficient supply
with a 5% buffer.
2.23 Appendix B sets out the evidence base for the 5 year land supply which includes:

J The Housing Trajectory (which includes the SHLAA sites listed in Appendix A)

J A list of small sites with planning permission (which are included in the 5 year land
supply at a reduced rate of 65 per annum)

J A list of large sites with planning permission (which are included in the 5 year land
supply)

"/ WIG

N,

2)—1

SLEo
H

f



10
IWC 5 Year Housing Land Supply, 30" September 2014

Appendix A - SHLAA Methodology
NPPG SHLAA guidance paragraph 6 sets out a flow chart for the assessment of sites.

Stage 1- Site / broad location identification

Determine assessment
area and site size

A A
Desktop review of
existing information

y
Call for sites / broad
locations

v
Site / broad location

survey
Stage 2 - Site / broad location assessment
A 4
EstirtI;Ié;ting Achievability
development g Pl 1 -\le?;é.?l?tl: ¢
potential L J T

l :

Overcoming constraints

Stage 3 - Windfall assessment

v

Determine housing /
economic development
potential of windfall
sites (where justified)

Stage 4 - Assessment review 1
v
deﬁszsr'l:g?w:tn%fed Review assessment and
for housing and _| prepare draft trajectory
econon?lc "| Enough sites / broad
ions?
development uses locations?

Stage 5 - Final evidence base Yes
Evidence base 1 Monitoring
[ el
Deliverability
Informs development plan
(5 year supply) and preparation

developability for housing
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Stage 1 - Site/broad location identification

1.1

1.2

1.3

Each site has been appraised using a standard methodology and a site proforma has
been completed for each site. Stage 1 assessed whether a site could be considered
‘Deliverable’, ‘Developable’, ‘Constrained’ or ‘Removed’. The sites have been assessed
for their suitability, availability and achievability. The definitions for each are:

Deliverable - These are sites that are available now, offering a suitable location for
housing development with the reasonable prospect of being delivered within the
first five years.

Developable - These sites offer a suitable location for development and offer a
reasonable prospect that they will be available to be developed from year 6
onwards.

Constrained - It is not known if these sites could be developed for housing because
they are subject to one or more constraints and it is unknown when they are likely
to be overcome. These include physical constraints e.g. access and potential for
flooding, ownership and location constraints. Where a constraint has been
identified the reason will be shown.

Removed - These sites have been removed from the assessment process because
they are under 0.25ha or do not offer the opportunity to provide 5 or more units.

In accordance with NPPG SHLAA guidance paragraph 11 the LPA has been proactive in
identifying as wide a range as possible of sites and broad locations for development. Sites
have been actively identified though a desktop review process but where a site owner has
not been identified these sites are considered “Constrained” and are not included in a
further assessment.

The types of site that have been considered as part of the desktop review process are:

¢ Planning permissions for housing that are unimplemented

¢ Planning applications that have been refused or withdrawn
e Land inlocal authority ownership

e Surplus public sector land

e Vacant or derelict land and buildings

e Enquiries received from landowners, developers and agents
e Sites within the settlement boundaries

e Sites immediately adjacent to settlement boundaries

e Land/buildings being marketed by owners or agents

e
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In order to ensure compliance with the spatial policies as set out in Policy SP1 of the Core
Strategy the following sites have been further assessed:

e Within Key Regeneration Areas (KRA) all known brownfield sites assessed (SP1
specific).

e Within KRA’s all sites within or immediately adjacent to the settlement boundary.

e Smaller Regeneration Areas all sites within or immediately adjacent to the settlement
boundary.

e Rural Service Centres all sites within orimmediately adjacent to settlement boundary.

All sites located within the Wider Rural Area have been currently assessed as
“Constrained” due to the need for the applicant or community to provide evidence that a
“local housing need” for the development has been established.

In accordance with NPPG SHLAA guidance paragraph 10 the assessment has considered all
sites and broad locations capable of delivering 5 or more dwellings on sites of 0.25ha and
above.

Policy DMs5 of the Core Strategy supports development proposals that contribute to the
delivery of a target of 2,050 dwellings suitable for older persons over the plan period.
NPPG SHLAA guidance paragraph 37 confirms that LPA’s should count housing provided
for older people, including residential institutions in Use Class C2, against their housing
requirement. These sites have therefore been included in the SHLAA assessment and the
council’s 5 year land supply.

All sites within an environmental designation (including open space and Tree Preservation
Orders) and flood zones 2 or 3° are considered as unsuitable for development because
housing development would be contrary to the purpose of the designation. As a result
these areas were removed from sites and where the resultant area remaining was under
0.25ha they were classed as “Removed” sites.

The following table sets out a list of the relevant environmental designations that are
considered unsuitable for development. The table indicates whether a 5 metre buffer has
been applied or whether the designations have only been discounted from the site area to
give the resultant area. The Area of Outstanding Natural Beauty (AONB) has not been
included as an environmental designation. This is because there would be a significant
number of sites within and adjacent to rural villages which would be excluded from the

* http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/flood-zone-and-flood-
risk-tables/table-1-flood-zones/
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SHLAA. Given the Island’s coverage of the AONB and the housing potential which could be
provided to help meet, identified local needs, the designation has not been treated as an
exclusionary criterion.

Environmental Designation Causing Discounting of Sites
(including flood risk and TPO’s)

Designations with a 5 metre buffer Designations discounted from the site area
applied before discounted from the site

area*

Ramsar site Heritage Coast

Special Protection Area (SPA) Historic Park or Garden

Special Area of Conservation (SAC) Open Space

Regionally Important Geological and EA and/or SFRA Flood Zones 2 or 3, Tidal Flood
Geomorphological Site (RIGG) Zone, Functioning Floodplain and Areas

Susceptible to Climate Change

Site of Special Scientific Interest (SSSI)

National Nature Reserve (NNR)

Site of Importance for Nature
Conservation (SINC)
Local Nature Reserve (LNR)

Ancient Woodlands

Tree Preservation Orders

*E.G To ensure that appropriate protection is given for roots to boundary hedges and trees
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Stage 2 - Site/broad location assessment

2.1

2.2

2.3

2.4

In accordance with the NPPG guidance the following factors were considered for when
and whether sites/broad locations were likely to be developed:

Suitability Availability Achievability
1. Location and classification 1. Land Ownership 1. Viability
2. Access to Highways Network 2. Developer Record

3. Environmental Issues

4. Flood Risk

5. Physical Constraints

6. Listed status or Conservation status

7. European Designations

8. Market Attractiveness

In assessing the suitability of sites or broad locations for development we have been
guided by the development plan, emerging plan policy and national policy; and market and
industry requirements in our housing market or functional economic market area. This
means in practise that sites outside and not immediately adjacent to the defined
settlement boundary (unless they were brownfield sites) have not been included in the list
of “deliverable” or “developable” sites as they do not have policy support within the Core
Strategy.

In assessing the availability of sites we have only included sites where there is one owner
or the site is in multiple owners subject to a co-ordinated development approach. Sites
which were in multiple ownership or the owner was not known were categorised as
constrained sites.

The Core Strategy is clear that we have a viable plan and a method for dealing with
viability issues and as such there is no reason that this should be a general constraint
unless we are aware of individual site issues. Therefore if a site is considered as viable then
it is considered as “deliverable”, if it is marginal then it has been classified as
“developable”. If a site is known to have viability issues it categorised as “constrained”.

e
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The NPPG confirms that “Consideration should also be given to the delivery record of the
developers or landowners putting forward sites, and whether the planning background of a
site shows history of unimplemented permissions.” Therefore known issues with particular
sites were moved from the “deliverable” category to the “developable” category to
ensure that persistent under delivery or particular sites were not included in the 5 year
land supply.

Following this process if the site still was available a likely yield was calculated for the site.
This was carried out as follows:

Brownfield Site Greenfield Site

Density of Surrounding Density of surrounding area ensuring that no more than
Area 65%’ of total site area is used within calculation.

Further to the yield calculation being carried out an assessment of development potential
was undertaken, together with all relevant factors to come to a judgement about the
capacity of each site to contribute to the five year land supply.

For each site a timescale and rate of development assessment has been undertaken to
assess the timescale within which each site is capable of development. This includes lead
in times and build out rates for each site.

The categorisation of these sites is not confirmation that planning approval will be given
on the site.

For each site a calculation has been made of how much development would come forward
in each year (this forms the basis of the assessment of whether the site is “Deliverable” or
“Developable”.)

If a site is assessed as being able to bring forward units within the next five years then the
site is classed as “Deliverable”.

If a site is assessed as being able to bring forward units year 6 onwards then the site is
classed as “Developable”.

This is to ensure that sufficient green infrastructure is planned for and ensures that mitigation for the effects on the Solent Special Protection Area is
taken into consideration in scheme design.
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Stage 3 - Windfall Assessment

3.1

3.2

33

The NPPG confirms that “Local Planning Authorities may make an allowance for windfall
sites in the five-year supply if they have compelling evidence that such sites have
consistently become available in the local area and will continue to provide a reliable
source of supply. Any allowance should be realistic having regard to the Strategic Housing
Land and Availability Assessment, historic windfall delivery rates and expected future
trends, and should not include residential gardens.”

Taking this guidance into consideration any SHLAA site promoted as the redevelopment of
residential gardens has not been included within the “deliverable” category.

The approach taken for other windfall sites is set out in section 2.13 of the main document.
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Stage 4 - SHLAA Assessment Review

4.1

4.2

Following this process the LPA has produced a table showing the development potential
of all deliverable and developable sites included in the SHLAA. This table sets out how
much housing can be provided and at what point in the future.

Arisk assessment has been carried out as to whether sites will come forward as
anticipated. Within the SHLAA trajectory there are 90 sites which are classified as
““deliverable” and 90 sites which are classified as “developable.” The total number of
SHLAA sites assessed within this process was 658. The LPA can confirm that there are 241
sites which are currently “constrained” which developers and their agents will be working
on and therefore there is sufficient capacity over the next five years for any sites which do
not come forward to be replaced by sites that have had their constraints removed or
mitigated.

SHLAA Trajectory
Ryde KRA 390 1419
The Bay KRA 279 386
West Wight SRA 163 189
Ventnor SRA 12 206
RSC and WRA 284 433
Totals 1593 4089
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