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North Somerset Council  
Core Strategy Examination 
 
Position Statement: Issue 4b 
 
Land availability within settlements with reference to the revised SHLAA and 
whether sites listed are achievable. 

 
 
SHLAA and land availability 

1.   The North Somerset Strategic Housing Land Availability Assessment (SHLAA) 
(ED/09) assesses potential sources of housing supply (including availability) to 
demonstrate the deliverability of the Core Strategy requirement of a minimum 
of 14,000 dwellings.  It includes a schedule of potential sites (most of which 
were submitted by landowners) that have been assessed as broadly in 
accordance with the spatial strategy1 (row I of figure 1 – ED/09), and are 
illustrative of the type of opportunities that may be considered for allocation 
through the Sites and Policies DPD.  ED/09 demonstrates that there is 
flexibility in delivering the Core Strategy supported by a total potential supply 
of 17,171 dwellings over the plan period. 

 
2. The SHLAA has recently been updated to facilitate the Core Strategy and has 

been prepared taking into consideration the nature of the housing challenge 
(as set out in the SHLAA practice guidance, and advice by the Planning 
Advisory Service2). As the SHLAA is intended to form an ongoing database of 
sites to inform plan making, a detailed review of sites will form part of a review 
to the SHLAA to support the generation of options for the Sites and Policies 
DPD.   

 
3. In line with Practice Guidance, the SHLAA has been presented to the West of 

England Housing Market Partnership (comprising public and private sector 
interests including the Home Builders Federation) on two occasions, firstly to 
agree the methodology (6 Jul. 2011), and secondly to present the final report 
and its findings (31 Oct. 2011).  On both occasions the partnership endorsed 
the approach and approved the North Somerset SHLAA. 

 
4.  This paper sets out the position on how the sites identified in the SHLAA meet 

the requirements of Planning Policy Statement 3 (PPS3) specifically with 
regard to their availability and achievability.  Part 1 relates to the requirements 
of paragraph 54 and the tests of deliverability required to be satisfied by sites 
considered within the 5 year supply.  Part 2 addresses potential land 
availability for the later stages of the plan period by way of the SHLAA 
identified potential (row I of figure 1 – ED/09).  It should be kept in mind that 
these sites are not required to deliver the Core Strategy but may form part of 
future contingency in line with HD/03.   

                                            
1
 This was not a constraining parameter for the identification of sites but allowed an understanding of 

the potential opportunities that could be taken forward at a later stage if further sites are required. 
2
 PAS, (2008) Strategic housing land availability assessment and development plan document 
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Part 1: Deliverability of sites to meet the five year supply 2011 – 2016 
 

5.  Paragraph 54 of PPS3 states that: 
 

”Drawing on information from the Strategic Housing Land Availability 
Assessment and other relevant evidence, Local Planning Authorities should 
identify sufficient specific deliverable sites to deliver housing in the first five 
years. To be considered deliverable, sites should, at the point of adoption of 
the relevant Local Development Document: 

 

• Be Available – the site is available now, 
 

• Be Suitable – the site offers a suitable location for development now 
and would contribute to the creation of sustainable, mixed communities, 

 

• Be Achievable – there is a reasonable prospect that housing will be 
delivered on the site within five years”.  

 
6.  Figure 14 of ED/09 identifies sites that are already in the planning process and 

anticipated to deliver 4,181 dwellings between 2011-2016 (the current 5 year 
supply) representing a 6.9 year land supply (see HD/03).  These consist of 
sites with planning permission (2,140 dwellings), allocations within the 
Replacement Local Plan (591 dwellings) and a proportion of the Weston 
Villages strategic allocation proposed in the Core Strategy (1,450 dwellings – 
1,000 have planning permission, 900 of which are subject to a Section 106 
Agreement).  

 
7.  All sites within the first five year supply are within the boundaries of 

settlements as currently defined in the Replacement Local Plan, or form part 
of the strategic allocation at Weston Villages.  

 
Are sites available? 

8. In September 2011, North Somerset Council sent a questionnaire to 
developers/landowners of the large sites (10+ dwellings and remaining RLP 
allocated sites) which contribute to the five year supply (permissions of less 
than 10 were not surveyed due to the large number of sites).  This was to 
establish if the sites are likely to come forward in the next five years and if any 
had major issues or constraints that would impede delivery in the short term.   

 
9. To summarise the results of this exercise:  
 

• Of the 65 developers, agents and landowners contacted, 17 responded 
equating to a 26% response rate. 13 of the 17 respondents were 
aiming to develop their sites within the timeframe, although two 
currently had financial constraints concerning funding and viability. 

 

• 4 of the 17 respondents didn’t plan to develop their sites for housing as 
they had either been developed with an alternative use, were intending 
to implement an alternative use or were retaining the existing use.  
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• The 17 respondents to the questionnaire = 463 dwelling capacity on 
their combined sites. 

 

• 13 respondents intend to develop their site within the next 5 years = 
406 units. 

 

• 4 respondents do not intend to develop the site = 57 units. 
 
10. These results are a snapshot in time, in a period of difficult market conditions, 

based on a small sample size and any conclusions must be used with caution 
as the circumstances affecting different categories of the five year supply will 
vary.  For example, the delivery of strategic allocations will be much more 
certain than for individual sites.  However, even in the current market 406 out 
of 463 dwellings on the large sites in the survey were identified as available; a 
result that broadly validates the overall approach for the purposes of the Core 
Strategy.  A more detailed assessment of availability would be required as part 
of the Sites and Policies DPD process. 

 

11.  The strategic allocation at Weston Villages is being actively promoted 
alongside detailed masterplanning to progress sites.  Whilst there are several 
ownerships present, there is no evidence of any ownership problems related 
to the sites.  The vast majority of land is ready to develop with some ‘enabling’ 
infrastructure already permitted.  The main land interests have been held for 
some time reflecting the long lead-in times and preparatory work associated 
with development of the scale proposed. 

 
Are sites suitable? 

12. The SHLAA Practice Guidance (July 2007) states that  “Sites allocated in 
existing plans for housing or with planning permission for housing will 
generally be suitable, although it maybe necessary to assess whether 
circumstances have changed which would alter their suitability” (paragraph 
38).  

 
13. The Weston Villages are considered suitable for development and are 

proposed to be allocated through the Core Strategy as a strategic allocation 
with further detail to be provided through the Weston Villages Supplementary 
Planning Document.  The principle of development in this location was 
proposed in the draft RSS and a significant amount of work has been carried 
out to inform the planning and delivery of development, including flood risk 
mitigation proposals. 

 
14. There is no evidence to suggest that any of the sites within the five year 

supply have physical problems or limitations which are insurmountable in the 5 
year period.  It is recognised as a normal feature of development that there will 
be obstacles to overcome on sites to a lesser or greater extent and this is not 
unusual.  
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Are sites achievable? 
15.  At the examination into the Bristol Core Strategy the Inspector’s Report stated 

at paragraph 29 that “…there must always be an element of uncertainty about 
whether a particular site will be developed, especially in the continuing difficult 
market conditions….”  This recognises the challenges facing planning 
authorities in ascertaining the delivery of specific sites. 
 

16. The SHLAA Practice Guidance identifies factors that may affect the 
achievability of the site including market, cost and delivery factors. “A site is 
considered achievable for development where there is a reasonable 
prospect that housing will be developed on the site at a particular point in 
time” (PPS3, paragraph 40).   

 
17. Achievability depends to a large extent on the individual circumstances of 

each site, the extent of any constraints (particularly unknown ones such as 
adverse ground conditions) as well as wider economic conditions. SHLAA 
Practice Guidance refers to the use of residual valuation techniques to 
indicate site viability.  However it is not considered that the application of 
Residual Valuation Appraisal procedures provides a particularly useful 
measure due to the hypersensitivity of the model to the input assumptions e.g. 
cost of labour, interest on development finance etc, and the subsequent wide 
potential for differing results in terms of a ‘residual land value’3.  In addition the 
use of such a model would be preferable to support site allocations rather than 
the strategic nature of the Core Strategy.  The preferred approach is therefore 
to use the following indicators: 

 

• Questionnaire responses to validate the 5 year supply position. 

• Historic rates of annual housing completions (4,950 dwellings 2006-
2011 which is 769 more than is being proposed in the current 5 year 
supply even taking into account the effects of recession during 
completions in 2008-2011).  

• Detailed evidence in relation to the delivery of Weston Villages. 
 

18. Evidence has been presented to the examination that the strategic allocation 
at Weston Villages is achievable (see ED/12a and ED/16).  The latter 
concludes that the overall viability is not the issue, rather the emphasis is on 
supporting cash flow and phasing particularly during the early stages of 
development.   
 

19. Development activity has now started on site with near completion of 34 out of 
the first 100 units at the Parklands Village which have just been put on sale, 
and up to 900 are approved subject to a Section 106 Agreement at 
Winterstoke Village.  Alongside this, landowners are currently pursuing 
detailed master planning in the context of the emerging Weston Villages SPD. 

 
 
 

                                            
3
 This issue with Residual Valuation procedures and their application as evidence of deliverability was 

summarised by Michael Beaman Ltd as part of a PAS CIL summer 2011 Course: Speakers notes.  It 
suggested that such methods may be useful alongside other evidence of viability. 
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Part 2: Future potential availability of sites (2016-2026) 
 
20.  The SHLAA identifies 38 sites as an ‘identified potential’ for 2,270 dwellings 

(excluding Weston Villages and RLP Allocations). Of these, 1,184 are within 
settlement boundaries and 1,079 dwellings are on sites adjacent to settlement 
boundaries4.   It should be noted that it is not anticipated that all of the SHLAA 
sites would be taken forward, rather they provide evidence of a range of future 
development options if required. 

 
21.  PPS 3 does not require a detailed assessment of potential sites beyond the 

five year supply.  An initial assessment of deliverability has been carried out 
through the SHLAA and preparatory work on the Sites and Policies DPD.  This 
covered issues related to availability, suitability and achievability and 
highlighted any obvious constraints on these sites.  

 
22.  If required, these sites are identified as potential for the latter part of the plan 

period so a detailed analysis of their deliverability would be premature at this 
stage.  Further work on the sites will be carried out during the Sites and 
Policies DPD at a level of detail necessary to support the DPD.   
 

23. In addition to the SHLAA identified potential, other sites will come forward 
(several are contained in the position statements of participants to these 
hearings).  These sites have not been subject to any testing by the Council but 
serve to illustrate further potential opportunities across North Somerset, 
although most are contrary to the spatial strategy. 

 
Summary 

24.  The North Somerset SHLAA has demonstrated that there exists a range of 
deliverable and future potential to meet the Core Strategy requirement of 
14,000 dwellings between 2006-2026 (4,950 already completed) and to 
support possible contingency in line with the spatial strategy.  This includes a 
robust five year supply of housing sites which meet the criteria of PPS3 of 
being available, suitable and achievable and exceeds the Core Strategy 5 
year requirement.  

 
 
 
 
 
 
 
 
 
 

                                            
4
 Figures may not sum to due to rounding. 


