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SECTION 1. Introduction

What is a Land Availability Assessment?

1.1

1.2

1.3

1.4

1.5

A Strategic Housing Land Availability Assessment (SHLAA) is a technical exercise to
help identify possible land that could be used to provide new homes. It aims to ensure
there is sufficient land to meet the development needs of communities in the future by
looking at the potential supply of sites to be considered primarily for housing. It considers
land and policy constraints and development viability. This assessment has also
considered the potential suitability of some sites for employment uses although the
deliverability of these is not fully tested in this SHLAA.

The SHLAA is a key part of the Council’s evidence base to inform the plan making
process and to ensure that the Council maintains a five year supply of land for housing
but it is not a policy making document. It will be used to inform future plans and the
identification of the most appropriate sites for development, but will not in itself determine
whether a site should be allocated for development. The decisions about how many new
homes are allcated and where will be made through the local plan preparation process.
Therefore, whilst the assessment will help inform future plans, it will not determine
whether a site should be allocated for future development.

A partnership approach to the preparation of Land Availability Assessments across
Housing Market Areas (HMA) is important to ensure a joined up and robust approach.
The SHLAA has been prepared by officers of South Hams & West Devon Councils and
has been prepared together with a SHLAA for Plymouth. This ensures that the future
housing supply across the Plymouth HMA can be fully understood in the context of
meeting the national planning policy requirement to meet in full the housing needs of the
Plymouth HMA. The Joint Local Plan (JLP) boundary and SHLAA boundaries for the
South Hams/West Devon and Plymouth assessments are identified below (Figure 1).

The SHLAA has been prepared by the Councils in consultation with a panel of
developers, agents and public bodies. Planning consultants Peter Brett Associates have
carried out the Market and Viability Assessment of the sites considered available,
developable and suitable for both the South Hams, West Devon and Plymouth SHLAA’s
in liaison with the combined SHLAA panel across the three authority areas.

Although this assessment primarily considers the results of the South Hams & West
Devon SHLAA, at the end of the report it also considers the results of the Plymouth
SHLAA and whether by combining the two SHLAAS, a sufficient deliverable supply of
sites to meet the future needs of the Plymouth HMA can be identified.
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SECTION 2. Policy Framework

2.1

2.2

2.3

2.4

2.5

2.6

2.7

This assessment is required by national planning policy as set out in the National Planning
Policy Framework' (NPPF) in order to “establish realistic assumptions about the availability,
suitability and likely economic viability of land to meet the identified need for housing over the
plan period” (NPPF Para 159). The National Planning Practice Guidance? (NPPG) provides
further details and a suggested methodology for the preparation of such assessments. The
NPPF suggests that the SHLAA is an ideal process to also consider the potential of
employment sites. As such, the 2017 South Hams & West Devon SHLAA also assesses the
potential of sites for employment use although the primary focus is on residential use. More
information on the site assessments can be found in the Parish Site Information Packs on the
Joint Local Plan website.

This assessment replaces the previous South Hams Housing Land Availability Assessment
carried out in 2008/09. Since that time, new policies and guidance have been prepared to
inform the preparation of Land Availability Assessments. It also replaces the previous West
Devon SHLAA dated December 2014.

The purpose of the Land Availability Assessment is to:

. Identify sites and broad locations with the potential for development;

. Assess the sites potential for development; and

o Assess the sites suitability for development and the likelihood of development coming
forward (i.e. the achievability and availability of the sites).

The SHLAA is a key piece of evidence to inform the plan preparation process. In South
Hams and West Devon, this is the joint local plan process with Plymouth. However, it is
important to note that it is not the role of the SHLAA to allocate land for development. This
will be done in the Plymouth & South West Devon Joint Local Plan (JLP), through any
Neighbourhood Plans prepared by local communities, or in subsequent Development Plan
Documents (DPDs) as appropriate.

The JLP is being produced by Plymouth City Council, West Devon Borough Council and
South Hams District Council following formal decisions taken by the three authorities to roll
their existing Local Plan processes into a single Joint Local Plan. These decisions were
taken between December 2015 and February 2016. Before moving to the JLP, South Hams
and West Devon Councils were working on their respective ‘Our Plan’ — a single integrated
strategy combining all the Council’s strategic plans into one. The local plan element passed
several consultation and engagement periods and had reached the statutory Regulation 19
stage in West Devon. Therefore, its development plan framework had been formally
approved by West Devon Borough Council.

The Plymouth Plan set out a number of development plan policies and the overarching
development strategy for the city and its urban fringe. It had been formally approved by the
City Council as its single policy framework.

The development plan policies contained in West Devon and South Hams plans have been
refreshed in the light of up to date evidence and will be carried forward into the pre
submission draft of the JLP. For the purposes of the SHLAA analysis, the SHLAA
assessment of sites took place before the JLP polices were finalised. The SHLAA site
assessment has, however, referred to and applied policies that were set out in the West
Devon and South Hams plans when assessing suitability.

1 National Planning Policy Framework 2012

2 National Planning Practice Guidance



2.8 In addition, the viability assessment undertaken by PBA has also used policies set out in the

West Devon and South Hams plans when making viability assumptions which have
underpinned the assessment of achievability. It is therefore considered that these
assessments align well with the policy framework set out in the JLP as it applies to the Thriving
Towns and Villages including West Devon and the majority of South Hams, but excludes the
Plymouth Urban Fringe. The emerging JLP has been formulated using an approach that
divides the plan area into two distinct “Policy Areas” — the Plymouth Policy Area (including the
urban fringe which is within South Hams) and the Thriving Towns and Villages Policy Area
(covering South Hams outside the Plymouth urban fringe and West Devon, excluding the
areas of both Councils that are within the Dartmoor National Park. This concept was first
consulted upon in July 2016 as part of the wider JLP sites engagement and then as part of the
‘Distribution Topic Paper’ in November 2016.

2.9 Consequently, the assessment of the suitability of sites in the Plymouth urban fringe has been

carried out by officers of South Hams/West Devon and Plymouth Councils and PBA have used
both South Hams/West Devon’s policies and Plymouth’s policies when making viability
assumptions in this area.

2.10 The base date of this assessment is 15t April 2016 and provides a cut-off for those sites with

planning consent. However, it includes sites that were submitted to the Councils for
consideration from 2013 to 2016.

SECTION 3. Methodology

What is the process for preparing a Land Availability Assessment?

3.1

3.2

3.3

South Hams District Council and West Devon Borough Council have worked in partnership to
prepare Land Availability Assessments for their respective areas for a number of years. The
Councils have worked jointly on key elements of the exercise, including several ‘Call for Sites’,
Panel sessions and consultations. However, previously the preparation of the final reports has
been carried out independently due to the differing timetables for each of the Council’s Local
Plans. This is the first joint SHLAA report and provides important evidence underpinning the
JLP and in particular, the Thriving Towns and Villages area (including South Hams & West
Devon outside the Dartmoor National Park).

At the start of the partnership approach to the preparation of the SHLAA, South Hams & West
Devon produced a shared methodology to ensure a joined-up and robust approach. The
SHLAA has been carried out in line with the requirements and guidance of the NPPF and
NPPG and in line with recommended methodology (Figure 2).

This Assessment;
¢ is not a statement of policy nor does it set new policy.
e does not outweigh or over-ride existing policies or designations or new policies
contained in the Plymouth & South West Devon Joint Local Plan;
e does not decide where new development will take place.

The decisions about how much new development is needed and where it should go will be
made through the preparation of the joint local plan. Therefore, whilst the assessment will
form a valuable part of the evidence, it will not determine whether a site should be allocated.
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Figure 2: Methodology.
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3.4

3.5

3.6

This study follows the steps outlined in the guidance and identifies a wide range of sites
from a range of sources. All of the sites have then been assessed to determine their
suitability, availability and achievability. This last element (a sites viability) has been
assessed through the use of a viability model informed by previous work undertaken for
Plymouth Council and aided by a joint Plymouth & South Hams/West Devon Panel of
developers, house builders and agents experienced in the development process in the
area.

The SHLAA results are expressed, in terms of an “unconstrained” yield and a “constrained”
yield. The “unconstrained sites” are those which are considered to be available, suitable
and achievable now. They have either limited constraints to development or constraints that
can be easily overcome. These provide a supply of specific developable sites for housing
for years 1t0 5, 6 to 10 and 11 to 15. The “constrained” sites are available and potentially
achievable but are currently contrary to policy. These sites have significant constraints that
will be very difficult or impossible to overcome.

The SHLAA is based on the most up to date information available at the time of publication.
If a site has not been submitted through this SHLAA process, it does not mean that the land
cannot be progressed for development. WWhere communities are preparing Neighbourhood
Plans, land owners/agents are encouraged to engage constructively in this process. The
Councils also offer a formal pre-application service prior to the submission of a formal
planning application.

What area does this Land Availability Assessment cover?

3.7

This Land Availability Assessment covers the area of South Hams and West Devon outside
of the Dartmoor National Park. The National Park is its own planning authority and as such
is required to carry out its own Land Availability Assessment. Visit www.dartmoor-
npa.gov.uk to find out more information about the process in the Park.

How has this Assessment been carried out?

3.8

This Assessment has been carried out in accordance with the requirements of the NPPF
and the National Planning Practice Guidance (NPPG) and the methodology summarised in
Figure 2. A wide range of sources for sites has been considered in order to provide a robust
evidence base. Sites from the following sources have been included in the study:

Existing planning consents for housing. N.B.
Large sites (10+ units) form part of the
supply unless evidence suggests non-
delivery. Lapse rate applied to small sites (9
units or less) not yet implemented

South Hams & West Devon planning
application database

Existing development plan allocations not yet
implemented

South Hams:

2011 Site Allocations DPDs for Dartmouth,
Ivybridge, Kingsbridge, Totnes & the Rural
Areas

2006 Core Strategy

West Devon:

2005 Local Plan

2011 Core strategy

Land in Local Authority Ownership

South Hams & West Devon asset records

‘Call for Sites’ exercises

2013-2016
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Additional opportunities Desktop ordnance survey/aerial
photography/site survey

Potential urban extensions Call for sites, community consultation

3.9 The assessment has considered all sites capable of delivering 5 or more dwellings on sites
of 0.25 hectares and above as advised in the DCLG guidance. Therefore, this study adopts
the threshold of 0.25 hectares or 5 units. However, sites with planning permission for less
than 5 dwellings have been included in the potential supply and a lapse rate has been
applied. The assessment has not included a search for ‘small sites’ as the identification and
consideration of every individual site would be unrealistic. However, a small site windfall
allowance has been applied based on historical data from this source in line with DCLG
guidance (see section on windfall allowance).

3.10 The Council published interim consultation on the site assessments in June 2014, during
the summer 2016 ‘crunch’ consultation stage and the Winter 2016 ‘considerations’ stage. It
was important to ascertain feedback from communities and stakeholders on whether there
were any constraints affecting sites that had not been identified or whether constraints had
inappropriately been identified. These consultation exercises helped informed the
assessment process.

Site assessment and calculating the potential yield

3.11 All sites were mapped and assessed by Council officers using various sources of desk top
information on constraints and consultation was undertaken with key organisations, such as
the Highways Authority, Education Authority, Environment Agency and Historic England.
Site surveys were also carried out for the majority of sites, including all of those that were
considered suitable for development.

3.12 The SHLAA assessment initially assessed sites against a number of criteria that determined
how suitable a site is for residential development. Criteria mainly covered physical and
environmental considerations that could act as a significant constraint on the delivery of
residential development. The criteria used to assess the suitability of a site included the
following:

Table 1: Criteria for assessing the suitability of sites.

Criteria Factors to consider

Access Is the site well related to a settlement with access to a good
range of services and facilities?

Is there safe pedestrian, cycle and vehicular access to the site or
can this be achieved? Can acceptable site access/egress be
achieved?

Landscape & ecology How well does the site relate to the surrounding landscape and
within the wider setting? Is the site well contained or is it
exposed to open views and visually sensitive? Is the site in or
have impact on the AONB, SSSI or any other landscape
designation?

Heritage & archaeology Would development of the site potentially have a detrimental
impact on any Listed Buildings and other heritage assets,
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Conservation Area, Ancient Monument or other sites of
archaeological importance?
Flood risk, water quality & Is the site or part of the site within a flood zone? Is the site with
critical drainage a critical drainage area?
Contamination & environmental | Is the site possibly contaminated? Are there any potential
health conflicts with neighbouring uses, i.e. noise, odour etc.?

3.13 The process of assessing the suitability of sites sought to:
¢ |dentify sites that accord with the principles of sustainable development, sustainable linked
neighbourhoods and sustainable communities.
e Safeguard the special environmental qualities of the study area, including its landscape
and historic environment and its marine environment.
¢ Respond positively to site constraints and development site capacity.

3.14 As per the Methodology, the final site assessment has categorised the sites in the following
way:

SUITABLE SITES

Sites with limited constraints and/or constraints which can be overcome but which are not currently in
the planning system. The principle of development on these sites is not yet established through an
adopted Development Plan or Neighbourhood Plan.

SITES WITH SIGNIFICANT CONSTRAINTS

Sites with significant constraints which will be more difficult to overcome, particularly in the short term.
The principle of development on these sites is not yet established through an adopted Development
Plan or Neighbourhood Plan.

REJECTED SITES
Sites which have significant constraints which cannot be overcome or are likely to make development
unviable and/or sites which are in unsuitable locations.

Actions for overcoming constraints, including through development funded mitigation, were
considered when assessing a site’s suitability. Where it was believed that a particular
constraint would be difficult to mitigate entirely, the criteria was given a ‘red’ rating in the
assessment. The existence of a red rating (or orange), for the suitability criteria does not
however mean a site is automatically considered to be not deliverable.

3.15 As a detailed assessment of legal and ownership issues is outside the scope of this
SHLAA, availability has been assessed on the basis of two key factors, namely market
interest and site ownership. Sites have received a favourable assessment where market
interest in new housing development can clearly be demonstrated. Vacant sites, such as
‘greenfield’ sites and sites subject to low intensity and uses that can easily be relocated
performed well in the assessment. Sites in multi ownership were expected to take longer to
assemble and unless there is clear evidence that a site was progressing, it is anticipated
that delivery would occur in the medium to long-term.
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3.16

3.17

3.18

3.19

A potential housing yield for each site was arrived at based on the findings of the analysis of
the proportion of net developable areas of a sample of recent implemented planning
consents for large sites. This analysis showed that the average net developable area of
sites was 80% of the gross area. However, this method for estimating the yield was
overridden by any extra intelligence available for a site, for example if a landowner or
developer provided an assessment of the potential yield for a site.

In the absence of any details on yield, once establishing the net developable area a density
multiplier was simply applied to calculate the potential yield of a site. The multiplier was set
at 35 dwellings per hectare which was arrived at through consideration of council records of
delivery of housing which indicated a variety of densities delivered in different parts of the
study area.

The Viability Studies undertaken by Peter Brett Associates assessed the economic viability
of the scale and location of development and of the policies in the Joint Local Plan at a
strategic level and the viability of the SHLAA sites. In terms of the latter, it tests the likely
viability of sites against the emerging JLP policy framework based on five geographical
viability zones within West Devon, South Hams and the Plymouth fringe reflecting variations
in housing market strength. Only where a site was deemed to have met both the suitability
and availability criteria, was it assessed on its achievability. A total of 130 sites that hadn’t
already attained consent as at 15t April 2016 were identified in the assessment as being
suitable and available and were carried forward to the achievability test.

The three Joint Local Plan authorities commissioned consultants Peter Brett
Associates to carry out the high level viability assessment for both SHLAA'’s. The
development of the viability assessment involved a joint SHLAA/stakeholder

panel to ascertain the appropriate assumptions required to assess viability. The SHLAA

panel consisted of representatives from the following organisations:
* Barratt David Wilson Homes
* Barratt Homes
* Spectrum Housing Group
* Persimmon Homes
* McCarthy and Stone
» Cavanna Homes
* Linden Homes
* Atwell Martin
* March & Petit
* RIBA
+ Bailey Partnership
» William Lean Commercial & Property Development
» Wainhomes
* Peter Brett Associated
* MAZE
* CPRE Devon
* EFJP Planning
* Ashfords
* Architects Design Group
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* Plymouth City Council
» South Hams District Council
» West Devon Borough Council

3.20 PBA’s full viability assessment report explaining the process and methodology undertaken
can be found on the JLP website. The extract of the viability results for each of the 130 sites
tested at the full policy requirements is shown below.

Value area

Land Merth of Village Centre, South Hams

SH 02 D4 16 Aveton Gifford T Sowith 40 1.14 Yes
WD_48_04_08/13 Woolacombe Road. Bers West Devon 15 0.43 Yes
Alston - South
WD 48 11 D8/3 Land at Long Orchard, Bere West Devon a0 0.8 Yoc
SRR Alston - South
WD_48_08_08/13 Land at Broad Park Road, Bere  West Devon 10 .20 Yoc
Alston - South
Land to north of Woolacombe West Devon ™
i ¥i
whqam Foad, Bere Alston - South i o i
::25414_[}-4_05.-'131'16 City of
SH 04 0% DRASE Woolwell Extension Elvn:nuih - 2,000 57.14 Yes
Partial resubmission B
SH 04 12 14 Land at West Trehills :’;‘:&Hms 120 3.70 R
. City of
s o4 g mang  ond st fowerfiekd Drve, Plymauth - 200 el Yes
Woolwell
East
SH_04_D6_13 Dark Lake Farm, Wookwel f::”r:h"'a me 28 ELE  Yes
3 Part Field behind Bigbury South Hams
S 1 : ] ¥
et Memorial Hall, 5t Ann's Chapel - South = . =
Fields 5227 and 6131 Chapel Eoith M
SH 05 13 18 Farm, 5t Anns Chapel, Bigbury, South B4 238 Yes
TQAT 4HQ
SH 05 08 14 L._:nd at 5t Ann's Chapel, South Hams a7 1.05 Yes
- Bigbury - South
5H 05 0914 Hotwell Farm, 5t. Ann's Chapel Egﬂ ihHa"“E 53 152 R

Land South of Blackawton Seuth Hams
S5H 06 D3 16 adjacent to Greenslade House, aEi.n th Lila] 1.87 Yes
Blackawton, Totnes, TQ@ 7BF  ~ =7
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Value area

Dwgs

No.

Viable?

Land to the East of Bratton

West Devon

WD _21_08_16 Clovelly Mo 36 1.02
Land to rear of Town Meadow, West Devon
WD _27_05_ 0813 Bt ~ Morth 15 0.43
WD_27_01_08M13 Pigs Leg Lane, Bridestows 1_""';::&?““” 15 0.43
SH 07 13 18 Land at Stamps Hill, Brixton :’:I‘:r';“ams 70 2.00
Land to the East of Winstone South Hams
= e
SH_O7_08_14/18 Lrhie, Btk Mo 7O 2.00
= Land to the South of The South Hams
SH_O07_10_14/18 et Biekan ~ Nodh i) 1.10
Land to the East of Lodge
SH 07 08 14 LaneMest of Stamps Hill, Sourt Haems 20 257
SRty : - Maorth
Brixion
SH_ 07 14 18 Land at Elbridge House. Brixtan _5;‘;_':'1*’3‘“5 40 1.14
™ Land at Dronidge Lane, South Hams
SH_14_04_08/13 Dartington {Southern] " st 50 1.43
SH_14_07_0a/13 Staple Field, Dartington f;ﬁm'"ams 25 074
SH 14 _D1_0D8/M132 Land at Broom Park, West of South Hams a0 5 ag
Broom Park the A3B4. Darfington - South )
2 Western part of Sawmills Field, South Hams
SH_14_D4_13 Dertingion By 40 1.14
2 Foxhole Complex and Shops, South Hams
LS n Darfington, Totnes TQQ BGT - South ki =71
SH_15_22 18 DPD D3 Allocation U Heeps 30 D.86
20 b ] - South
SH 15 23 18 DFD Allscation 02 Stuth Fain= 80 220
- South
i Longcross Reservoir, Townstal — South Hams
LT 18 Road, Dartmouth - South L e
i Guttery Reservoir, Lower Broad  South Hams
LR 18 Park, Darimaouth - South 2 Rt
i Land at Cott Farm, Ditisham - Sauth Hams
SH_18_01_13M& Site 1 SXOA154T  aouith 15 0.43
Great Riookery Orchard, West Devon i
WEEL 110 Exbourmne, EX20 355 - Marth 1 s
Workshop rear of Meadows West Devon i
WD .08 02 0813 F il E e — Noh 10 029
SH_23_17_18 Land east of Harbertan S I 24 0.6@
- == - South
e . South Hams
S5H 23 18 168 DFD RA1T Allocation ~ South 35 1.00
Sl Land at Tristford Road, South Hams
SH 23_11_pan3 st Tathes . South 5 0.14
Land adjacent to Grove Waest Devon
WD _06 02 0813 Cottage, Hatherteigh - Narit 40 1.14
Oak Tree Cottage, Holsworthy West Devon
WD _06 _01_08M13 Road, Hatherleigh - Narth 25 0.71
Hilzmoor, Holsworthy Road, West Devon
WD 06_03_08:13 Hatherleigh - Masth 50 1.43
Land adjacent io Lyndhurst, West Devon
WL 05 08_13 ighangion - Masth 30 0.88
The Dartmoor Union Public South Hams
SH 25 0113 House, Holbeton, Devon - South & i
Land at Folly Gate Cross, Folly  West Devon
1
WD _11_08_08/M1318 b ~ hosth 10 D29
WD 11 11 13 Former garage site, Fally Gats ‘_""::rmﬂe“‘” 8 0.21

Yes

Yes

Yes

Yes

Yes
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Lecnards Road Car Park and

South Hams

SH_27 4 18 sumrounding land, lvybridge, = 50 1.43
PL21 Hodh
BE-00 Fore Street Car Park South Hams
5 1 : ; ! 1 :
LRG0 Kingsbridge, TGT 1FF - South 2 s
SH_28_35 18 Kingsbridge DPD K2 Allocation  South Hams 100 288
- Quayside - South
SH_28 37 _16 DFD K8 Allocation SEAR R 10 0.29
- South
- Land off Culver Park Clase, South Hams
5H_28_32 14 Kingsbridge - South 16 D48
- Belle Hill, Land to Morth of South Hams
5H_28_07_08M13 Buckwell Close — Soath 100 2.86
- Land Morth East of Woodhouse  South Hams
5H_28_18 0813 E e M= b — Soath 50 1.43
- Land off Brixham Road, South Hams
SH 3003 0813 Waterhead Brake, Kingswear - South 1 40
Land at Hurlditch Farm, West Devon
o w Lamerton. FL18 8QE - South 15 b
. Kooshti-Bok, Lower Widslade, West Devon
e Rushford. Lamerion - South i g
WD 44 D3 D813 St Jahn's, Lamertan et Dewon 10 0.29
= o= - South
WD 44 08 DRSS Land behind Trenance Drve, West Devon 10 0.2
e Lamerton - South
Jethro's Motel, Lewdown, EX20  West Devon
WD 32 11_13 4DC e 30 0.8
Part of Field 8087, Crossroads West Devon
WD_32 10_0&/13 F il o e 10 0.22
Land adjacent to Rowan West Devan
WD_32 04 0B/M13 Cottages, | swtown T 12 0.34
H18, Land at Rowan Cottages,  West Devan
WD_32_13_13 i i 15 0.43
WD_35_05 0813 Land at Glenhaven, Lifion w;:;?““” 100 288
Lifton Strawbermy Farm Fields, West Devan
WD_35_14_13 el i 100 437
Borough House, Fore Street, West Devon
WD_35_18_13 Lifisn - North 10 0.2g9
Loddiswell School Playing South Hafis
SH_32_02_Den3 Field, Village Cross Road, fswh 20 0.57
Loddiswell
- Alston Gate Mursery, South Hams
SH 3304 D813 Malborough, TQ7 3BT - South 15 e
SH 5% 00 64 Portlemore Lane, Malborough South Hams a5 1.04
e FPark - South
Former Glendinning Site, Boath Harms
SH_34_10_18 Torhil, ipplepen Road, Maridon, JS ih 24 0.68
TQ3 1SE B
. Land east of Vicarage Road, South Hams
5H 34_02 13 Maridan — South 16 046
Allotrment Gardens, Fore Street, West Devon
WD_42 05 D83 Milton Abbot Sodth 5 0.14
Field 2 - Land Part Pennpark
SH_35 14 16 Farm, Modbury, lvybridgs, ?;‘::h"‘ams 35 0.95
Deven PL21 0TB
SH 35 03 081316 South Hams
Park F.
Pl vk Land Part Park Farm, Modbury - Mosth 100 286
SH 35 16 18 DPD RAZ Allocation Sotd Harms 20 0.57

- Maorth
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Value area

Dhwygs

Land to the West of Palm Cross

South Hams

SH Pa e g Gresn_ off the AS70, Madbury - Marth 2 2:0H
South Hams
= 2 71
SH_ 35 13 18 Penn Park - North ] 0.7
= Land at Butts Park, Newton South Hams
SH_3aT_De_18 Foian ootk 7O 2.00
= Parsonage Farm. Parsonage South Hams i
LA Road, Hewion Femrers - South = font
Land at Letherens Lane, Morth West Devon
WD_13_14 14 T — Nodh 40 1.14
Land south of Exeter Street, West Devon
WD_13_13_14 Mt Tewlon — Nodh 15 0.42
Land to the rear of West Devon
WE.20.05 .34 Kimberdands, Morthlew - Morth M 088
Land to the west of The West Devon
WILSZH A1 Meadows, Northlew - Maorth <R 071
Land to the north of The West Devon
WD_ 20 D2 _14 Kiadcies;, N lem — Neth 30 0.88
WD_15_43 13118  Wonnacotts, Okehampton 1"'":::”'1:'““” 40 1.14
West D
WD_15_42_13/15 15 Exeter Road, Okehampton ~ _p > 10 0.29
Rondor and Gunns, Yard, North  West Devan
WD_15 22 0814 Street. Okehampion — Marth 10 0.29
WD_15_26_08/14 Darkey Lane, Okehampton Tv;:‘rmm”"" 20 0.57
Franklyn Stockley Hamlats, West Devon
WD_23 01_08 Okehampton — Marth 20 0.57
- Land to rear of Garden Close, South Hams
5H_38 02 0813 Rattery — Mt 15 042
- Land adjacent to West End South Hams
BHA1.0018 Garage, Main Road, Salcombe - South iad e
SH_41_07_18 :hadycﬂmb& Car Park, South Hams 15 0.34
Salcombe - South
o Lee Moor Refinery. Lee Moor South Hams
SH 42 01_14 (Site A) - MNarth 130 37
o Lee Moor Refinery. Lee Moor South Hams
SH 42 02 14 (Site B) ~ Mo 282 8.08
WD 35 01 14 Landﬁad]aeent fo Highwayman West Devon 10 030
== o= Inn. Sourton - Maorth
o Marguis Motorhomes Site, Lee South Hams
SH 48 07_13 il ~ Mot 30 D.81
g . Land at Birchiand Farm, South Hams
SH_ 49 04 13 Sparkwell Mot 20 0.57
City of
- Land East of Stoggy Lane.
SH_ 4000 14 South of West Park Hil EL’::“““‘ . S e
Land to the West of Coffyns
WD_27_05 16 Farmhouse, Spreyton EX17 er:;f‘“'"““ 15 0.43
HAC (nearest)
Land Morth of Spreyton Wood
WD _27 06 18 road, Spreyton EX17 5DY Wik Dty 20 0.57
- Morth
[mearest). Parcel A
Land opposite Cross Meadow, West Devon
WD_ 27 03 14M6 Spreyion WD 27 D3 14 — Neth 18 0.51
SH S0 10 0813 Land adjacent to Beare Fam, South Hams 15 043
- - = Landscove - South
Dartmouth Camping and
SH 5116 18 Caravanning Ciub, Stoke Sowrin Hams 70 1.99

Fleming. Dartmouth TQES ORF

- South
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o Land at School Road, Stoke South Hams
5H. 51 _17_18 Fleming ~ Soaith 3g 1.10
o Part Field Mo 0048, School South Hams
S5H_51_D1_D8/M13 Road, Sioke Fleming — Somilh: 20 0.57
Land at School Road, Stoke South Hams
SH 51_D2 DB/13 Fleming {East of Stoke Fleming  — Souith 35 1.00
Community Primary Schoal)
— - Land at Glebe Farm, Stoke South Hams
S 1 Fleming. Dartmouth, TQE 0QF - South i 0.
o Land at Glebe Farm, Stoke South Hams 0
gy P Fleming, Dartmouth, TOE 0OF - South 2 A
o Field at Crownley Lane, Stoke South Hams
5H_52 DA 146 Gabriel CBnuth 42 1.20
Victoria and Albert Inn Car Eiath Hams
SH_52 03 08/13 Park, Coombe Shute, Stoke = 10 0.26
. - South
Gabrie!
South Hams Garden Centre South Hams
S5H 52 D8_14 and Land at Yellands Farm, :JE-nulh G4 1.84
Paignton Road, Stoke Gabrel
Land at Green Park Way, South Hams
5H_53 03_pDa/M3M16 Chillington CSnuth B85 1.88
Oid Playground, Carehouse South Hams
5 1
L et Cross, Siokenham, Kingsbridge - South 15 A
=H 53 21 18 Land to the South and West of o T
Portal recoh Stokenham Barton Bams, S Genith 20 0.57
Stokenham
SH 54 01 08613 Village Centre Site, Strete _Eg“;:r‘h"iamg 50 1.43
Strawberry FieldsfLand at Mill West Devon
WD_43_08_D8M3M8 oy one Tavistock - South . =
Land off 5t Andrews Road West Devon
' .
WD _45 12 _0BM3 Tavictock gy 15 042
Oid Waorks Site, Stannary West Devon
WL R Bridge Road, Tavistock - South . i
Mew Launceston Road West Devon
' 5
WD _45 01_DBM3 Tavictoek e 140 4.00
Land west of Plymouth Road, West Devon
I
WD _45_07_08M3 Tevicknck BT SR 250 7.14
SH 58 12 D8/13M6  Sheep Field, Magistrate’s Court  South Hams an 057
Partial resubmission  amd Police Station - South 5
SH_56_16_18 DFD T3 Allocation - Site 3 Fleatct s 50 1.43
R - South
SH_56_20_18 Totnes Steamer Quay ot &by 100 288
e - South
SH_56_17_16 DFD T2 Allocation - Site 1 ot 20 0.35
Fr AT T - South
KEVICC Schoal site  KEWICC School site :‘3;‘::&1““5 130 371
SH 56 13 08713 Lane End Field, Darington (T5) :‘3;‘::&1““5 7 0.19
Land South of Exeter Road South Hams
=} i =
SH _57_08 D8/132 hybatidge o a0 1.432
Land Morth of Exeter Road South Hams
= i .
SH 57_06_Da/13 hybatitge — Newth 200 3.75
Land Morth of Exeter Road South Hams
o .. 4 5
SH _57_07_Da8/12 hybariadge - Newth 100 2.88
SH 5T 14 14 Lam:l.al Fitham [Morth Sitel, South Hams 120 343
e Ivybridge - Maorth
SH_57 1514 Land at Fitham (Scuth Site), South Hams a0 290

Iwybridge

- Marth

SH_58_02_08/14

Land at Manor Farm, Down
Thomas

South Hams
- South

0.23

SH_58_04_08/13

Land at Home Field, West
Alvington, Kingsbridge

South Hams
- South

20

057

South Hams & West Devon Land Availability Assessment — Final Report — March 2017



3.21 Figure 3 below summarises the viability results of the 130 SHLAA sites which were tested
at full policy requirement. It shows that 119 (92%) of sites are considered to be achievable
potentially generating 7,951 units from this supply of sites. Only a small number of sites
(9%) are considered not achievable when tested against the full policy requirements, this
equates to 90 units. Only 2 of the sites tested were considered to be marginal, these could
potentially generate a further 110 units.

W Yes: 119 sites Marginal: 2 sites ™ No: 9 sites

Yes: 119 sites, 92%

Figure 3: Overview of the sites viability results.

W Yes: 7,951 units Marginal: 110 units ™ No: 90 units

Yes: 7,951 units

Figure 4: Overview of the housing viability assessment results.
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3.22 PBA'’s findings are that based on the information presented in the SHLAA, it can
be expected that unless any unknown significant abnormal costs occur on any sites,
then over 90% of the suitable and available/developable South Hams & West Devon sites
are achievable with the potential to deliver about 7,951 units. A further 2 sites (110 units)
are considered to be on the margins of being achievable because their residual land
values are either 10% above or below the benchmark land value.

South Hams & West Devon Land Availability Assessment — Final Report — March 2017



SECTION 4. Assessment Results

Has the assessment identified sufficient land to meet the needs of the Housing
Market Area?

4.1 This Land Availability Assessment aims to ensure that there is sufficient land available to meet
the development needs of our communities both now and in the future. This section of the
report draws together the results from the site assessments and other source of sites to assist
with demonstrating that the Councils, together with Plymouth, have sufficient supply of housing
land to meet the needs of the Plymouth HMA. These results should be read together with the
Housing topic paper prepared as evidence to support the JLP. This topic paper includes the
most up to date details of the housing trajectories and details of the Councils annual five year
housing land supply. The Housing topic paper can be found on the JLP website under the
evidence base section.

4.2 The SHLAA ‘call for sites’ and other sites that were identified from other sources generated a
total of 552 sites that were considered in the SHLAA process primarily for housing. The results
of the site assessments to determine the suitability of a site are provided within individual Site
Information Packs which are available on the JLP website, under the SHLAA section of the
evidence base. Each site has been given a unique number for the purposes of the assessment
which can be found in the Site Information Packs which are broken down by parish. Within
each pack there is a map showing the location of the sites, a constraints map and a summary
table of findings for each site within that area. The mapping is colour coded to reflect the
different status of sites.

4.3 The levels of potential housing delivery from this source is drawn together and included in
Appendix | and is summarised in Table 3 below. Appendix | includes two schedules of sites,
one schedule contains the ‘included’ sites that were assessed as suitable and available and
were passed to PBA for viability testing as part of the achievability test. However, it is important
to note that since undertaking the original site assessments, some sites have been subject to
more detailed landscape assessments which has raised potential adverse landscape impacts
with some sites (these are indicated in the schedule). The schedule also identifies sites where
the ‘availability’ of the site is less certain than was originally understood earlier in the
assessment process. This schedule also includes details of the potential yield from these sites.
The second schedule contains sites that were excluded from the process, largely because they
were deemed unsustainable or have significant constraints that would be difficult to overcome.

4 4 A total of 7,748 dwellings could potentially be delivered from this source. However, 2,069 of
these dwellings fall within sites that are subject to possible landscape or availability constraints.

4.5In order to provide a complete record on delivery of dwellings for the plan period 2014-34, the
SHLAA includes figures for the delivery of housing from all sources for the period from
01/04/2014 to 31/03/16. The figures are drawn from the Council’s land availability monitoring
records and show a net total of housing delivery of 876 dwellings.



4.6 Sites where development is already underway provide the most immediate source of future
housing supply. Generally sites, once commenced, will be completed within relatively short
periods of time, determined by the size of the site and market conditions. Therefore it is
considered that on these sites, delivery of housing is likely to be completed within 5 years
except on very large sites where schemes are phased to deliver over a longer timeframe.
There are a total of 448 dwellings under construction which are anticipated to be delivered in
the next 5 years to 2021.

4.7 Sites with planning consent provide a significant source of short-term housing supply. This
includes sites with all types of permissions (Outline, Reserved Matters and Full consents). At
the time of the annual housing land availability survey and update of commitments, the Council
filters out all applications that have expired. A 15% lapse rate is also applied to the small site
commitments, the figure which is generally accepted nationally as a reasonable assumption.
Dwellings with consent are likely to be delivered within the next 5 years except on very large
sites where schemes are phased to deliver over a longer timeframe. This is an accepted
position particularly given that the permissions generally have a permission maximum of three
years to be commenced.

4.8 There are a total of 8,658 dwellings (including 5,180 dwellings at Sherford) on sites with
planning permission yet to commence.

4.91n addition to the result of the site assessments, the Councils are also required to consider the
impact of windfall development and take this into account when considering the amount of
deliverable land.

410 The NPPF states that Local 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.” (para
48).

4.11 Windfall development comprises those sites which have not been specifically identified as
available in the development plan process — sites that have unexpectedly become available.
The Councils monitor the level of small site windfall development in West Devon and South
Hams by measuring all unallocated sites of either 9 or less dwellings. The recent changes to
permitted development rights has increased the number of smaller windfall sites coming
forward. The following table (Table 2) sets out the Councils previous rate of windfall delivery.

Table 2: Development on small windfall sites.

South Hams

Number of 111 65 70 62 63 371 74
windfall units

(sites of 9 or

less)

Number of 30 23 15 18 16 102 20
windfall units
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that are Garden
Development
(sites of 9 or

less)

Total windfalls (81) 42 55 44 47 238 47
excluding 50#

Garden

development

West Devon

Number of 42 28 33 26 51 180 36
windfall units

(sites of 9 or

less)

Number of 13 21 7 12 25 78 16
windfall units

that are Garden

Development

(sites of 9 or

less)

Total windfalls 79 51 61 58 83 322 64
excluding

Garden

development

# a reduced figure from the recorded total (figure in bracket) as it was likely that some completions recorded in the monitoring
period 2011/12 occurred in the previous year (2010/11 )

4.12 This evidence supports the forecast of housing supply from small windfall development
(sites of 9 or less) in the future, consistent with the NPPF. The annual ‘net’ rate of windfalls
(non-garden land and sites not permitted as at 2016) of 44 per annum is expected to be
delivered in the future. This is lower than recent years to avoid possible double counting with
supply from Neighbourhood Plan sites which could be progressed. Also to avoid double
counting with supply from existing small site commitments the windfall rate is applied for 15 of
the 18 years covered by the local plan.

4.13 Whilst there have been fluctuations in the rate of windfall delivery, it is clear that windfall
development makes up part of the Council’s housing supply. It is predicted that the level of
windfall development is set to continue to rise in the next few years following the changes to
permitted development rights and the prior notification process, allowing changes of use from

agricultural buildings and retail units to dwellings. It is difficult to predict how long this trend will

continue, but it is reasonable to assume that there will be an on-going proportion of windfall
sites being delivered.

4.14 Taking all of the evidence and past trends into consideration, it can be concluded that
windfall development is a reliable source of supply and that an appropriate proportion can
therefore be factored into future housing supply. On this basis, an allowance of 44 units per
year has been applied as an average across the whole of the plan period (2014-2034). A total
of 664 dwellings from this source are included in the deliverable supply over the remainder of
the plan period. This is reflected in Table 3 below.

4.15 The following table summarises the housing potential within the South Hams and West
Devon administrative area from sites both within and outside of the planning process. Sites

which have been identified through the land availability assessment process. It demonstrates a

South Hams & West Devon Land Availability Assessment — Final Report — March 2017



total net figure of 15,449 dwellings anticipated to come forward from deliverable sources over

the remaining plan period.

4.16 A further 876 dwellings (net) have been delivered in the period 2014-2016, which brings the

net deliverable supply total identified over the plan period to 16,325 dwellings.

4.17 The assessment has identified sites that are considered available but are constrained by
current/emerging development planning policy. If policy constraints were to be amended or
removed through the development plan process sites in this category could conceivably be
developed. This provides the council with an identified stock of sites which may be
considered as part of plan making if there is a need to identify further dwellings to meet

housing requirements.

4.18 There are over 400 sites in this category which have been assessed as contrary to current or
emerging policy protection. These are generally either sites in unsustainable locations or in
environmentally sensitive locations. Other reasons include, where land for is considered
more appropriate for other uses such as employment. The assessment identifies a supply
of over 40,000 dwellings from the c. 400 sites in this category. These sites cannot be relied
upon to come forward, but if there is a need to identify additional housing land a decision
could be taken to amend the policy framework through the development plan process.

4.19 The total constrained supply from the assessment over the plan period 2014-34 equals
16,325 dwellings. The total unconstrained supply from the assessment over the plan period
2014-34 equals 62,802 dwellings (sum of constrained & unconstrained).

4.20 Table 3 below presents the summary of findings from all sources identified above.

Table 3: Housing potential from sites within and outside the planning process.

South Hams | West Devon

Completions 2014-16 604 272 876
Planning permissions currently under 488 448
construction
Unimplemented/outstanding planning
permissions (includes 5,180 at Sherford) 8,658 8,658
Small sites windfall allowance 525 | 139 664
Additional housing opportunities identified
through the SHLAA assessment process 3,279 3,279
Urban extensions in Plymouth fringe
( Sﬁen‘ord is counted w:tl7m the _ 2400 0 2400
unimplemented/outstanding planning
permissions)
TOTAL DWELLING YIELD 16,325 16,325
Unconstrained supply — sites originally
deemed suitable but revised in light of further 2,069 2,069
evidence

| Unconstrained supply —constrained by policy 44,408 44,408 |
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Total number of dwellings (deliverable 62,802 62,802
supply + unconstrained supply)
*NB: The supply recorded in the above table is based on the Site Potential which has been
identified in the individual Site Information Packs. This may add up to a level of development
which is greater than can realistically and reasonably be accommodated due to infrastructure
constraints.

SECTION 5. Conclusion

5.1 The findings of this assessment is a key piece of evidence to inform the preparation of the Joint
Local Plan and any Neighbourhood Plans being prepared. The results, together with the
findings of Plymouth’s SHLAA, will assist in demonstrating that the Councils have sufficient
deliverable supply to meet the housing need identified in the Plymouth Housing Market Area.

5.2The Plymouth and South West Devon Joint Local Plan, Housing Topic Paper (Provision and
supply), February 2017 concludes that sufficient supply has been identified to meet the housing
needs of the Plymouth Housing Market Area over the JLP plan period 2014-34, and therefore a
review of the Plymouth SHLAA is not warranted at this time.

5.3The SHLAA will be regularly monitored and updated as required, although a full re-survey is
not intended to be carried out until later in the plan period unless a five year supply of sites is
not clearly identifiable.
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Appendix | — Summary of Site Assessments
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