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1

Introduction

1.1

Background

1.1.1

The Association of South Essex Local Authorities (ASELA – comprising Basildon, Brentwood,
Castle Point, Rochford, Southend, Thurrock and Essex County Council) have appointed a
consultant team led by Peter Brett Associates (together with David Lock Associates and
Cushman and Wakefield) to undertake the preparation of a Strategic Growth Locations Study
(SGLS) to inform the development of the South Essex Joint Strategic Plan and the respective
Local Plans which sit beneath it.

1.1.2

The purpose of the study will be to develop and then test a series of strategic options to
explore the potential for increasing the supply of housing across South Essex, and to identify
what kinds of impacts, risks, infrastructure costs and policy implications arise from pursuing
each of these options.

1.2

Methodology

1.2.1

Stage 1 includes a baseline data assessment which seeks to identify the capacity of the Study
area to meet the baseline future housing needs for South Essex as currently set out in the
published SHMAs and/or as proposed under the Standard Methodology. The baseline position
is taken from 31st March 2018.

1.2.2

Chapter 2 considers the housing needs of South Essex by aggregating the different
assessments, SHMAs and Standard Methodology figures to reach an initial view of total
demand and need across the study area,

1.2.3

Chapter 3 considers the supply side as set out in the Housing Land Availability Assessments
to understand the current capacity across South Essex. It uses the NPPG to compare the
different studies in terms of their dates, methods, assumptions and definitions to identify any
inconsistencies and gaps in the analysis.

1.2.4

Chapter 4 sets out the results of the “stock take” and aggregates the findings of the Availability
Assessments across the area to produce an initial view on the amount and spatial distribution
of development opportunities. This section also considers completions data and the current
trajectories as well as examining the reasons for delivery rates and obstacles that may exist to
increasing development.

1.2.5

Chapter 5 summaries the findings of the baseline data assessment and provides conclusions
on the current position and identifies the key challenges for South Essex.

1.3

Officer workshop

1.2.6

A workshop was held on 7th August 2018 to explore and test the inputs into and findings of
the housing need and supply work. The objective was to check that the data that has been
provided has been accurately interpreted and mapped. It explored the figures in detail,
considered the geographical implications, trajectory going forward and completions data.
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2

Housing Need

2.1

Target numbers
2.1.1

2.2

It is important to consider what is the best representation of objective local housing
need and to benchmark this against emerging policy to ensure that the study is based
on an understanding of housing demand that provides a robust basis for the study.

Strategic Housing Market Assessments
2.2.1

An up to date indication of housing need is provided by the South Essex Strategic
Housing Market Assessment (SHMA) has already assessed housing requirements in
most of the authorities. This was produced in 2016 and updated in 2017 and indicates
that there is a need for between 3,750-4,000 dwellings per year across South Essex
(excluding Brentwood) between 2014 and 2037. PBA have worked with Brentwood to
provide an up-to-date objectively assessed need, in the Brentwood SHMA part 1
updated January 2018.

2.2.2

The most up to date SHMAs indicate the following local housing need:

Table 1: Annual housing need from SHMAs
Authority

Annual housing need (2017 South Essex SHMA)

Basildon

972-986

Brentwood

380*

Castle Point

311

Rochford
Southend-on-Sea UA
Thurrock UA
Total

331-361
1,072
1074-1381
4,140 - 4,491

*Brentwood SHMA Part 1 January 2018

2.3

CLG Standard Methodology
2.3.1

In September 2017 the Government consulted on their new Standard Methodology for
the calculation of local housing needs. This has now been formally included within the
revised National Planning Policy Framework (NPPF) (July 2018). The NPPF sets out a
new approach and requires Plans to be positively prepared which means providing a
strategy which, as a minimum, seeks to meet the area’s objectively assessed need,
using a clear and justified method, as set out by the Standard Methodology. It is
appropriate to consider these emerging figures because any Joint Strategic Plan to be
published will be tested against this policy approach. It is also noted that the Thames
Gateway Study assumes the use of the figures generated by the Standard Methodology
as a minimum starting point.

2.3.2

The Standard Methodology figures using the current Planning Practice Guide (NPPG)
approach of starting with the 2014 household projections adjusting to take account of
affordability, using the most recent 2017 median workplace-based affordability ratios
and applying a cap to the level of increase as necessary, gives the following annual
housing need figures for each Authority:
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Table 2: Annual Housing Need Standard Method
Authority

Annual housing need (standard method)

Basildon

1,091

Brentwood

471

Castle Point

342

Rochford

362

Southend-on-Sea UA

1,176

Thurrock UA

1,173

Total

4,615

2.3.3

These figures are aggregated for South Essex below as a baseline for years 2017 2038 and then on to 2050. Figures are also provided to test a 20% and 30% increase.

Table 3: Local Housing Need for South Essex 2017 to 2038 and 2050
2017-38

2017-50

Baseline

96,900

152,300

+20%

116,300

182,800

+30%

126,000

198,000

Figures rounded to nearest 100

2.3.4

It is important to note that these figures are only provisional and will change following
the publication of the new 2016-based Household Projections which are due in
September 2018. The NPPG published on 24th July 2018 explains that the Government
will be considering the implications of the reduction in population shown by the 2016
based Population Projections, but is clear about its commitment to building more
homes. Consequently, it will consider adjusting the method after the Household
Projections are released and will consult on the specific details of any change. As a
result, it will be necessary to review the implications of these changes and any future
consultation as they appear.
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3

Housing Supply

3.1

National Policy and Guidance
3.1.1

The assessment of land and the supply of sites is the other half of the equation from the
demand for land. The National Planning Policy Framework (NPPF) requires local
planning authorities to have an adequate, up to date and relevant evidence base and to
ensure that these assessments for housing and employment supply are integrated. It
explicitly states that they should prepare an assessment to ‘establish realistic
assumptions about the availability, suitability and the likely economic viability of land to
meet the identified need for housing over the plan period’ 1.

3.1.2

National Planning Policy Guidance (NPPG) sets out a very comprehensive process to
follow when assessing whether land is suitable, available and achievable 2 for housing
and economic development uses over the plan period. The key stages are set out in the
methodology flow chart below and are used as a benchmark against which the
availability assessments are considered:

1

NPPF paragraph 159

2

NPPG ID 3-005-20140306
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3.2

Availability Assessments
3.2.1

Across South Essex every Local Planning Authority has undertaken a housing
availability assessment, or equivalent, which covers their individual authority wide
geographic area. In undertaking the assessment, we have considered the most up to
date documents that provide the information required as at 6th July 2018 and for all we
use a base date of 31st March 2017. It is important to note that Brentwood, Thurrock
and Southend are currently producing their Assessments, which have not yet been
published, and that consequently the figures included in this report are draft figures,
which could be subject to change. For all Authorities the outputs reported are a
snapshot of supply at a point in time and are subject to constant change. It is relevant
that Basildon and Castle Point are currently updating their Assessments, however,
these forthcoming revisions are not considered as part of this work. The documents are
called different names, as set out in the Assessment table in Appendix 1, and will, for
the rest of this report, be collectively referred to as Availability Assessments.

3.2.2

The objective is to compare the different Availability Assessments in terms of their
methods, assumptions and definitions to identify any inconsistencies and gaps in the
analysis and then aggregate the findings of the Availability Assessments across the
area to produce an initial view on the amount and spatial distribution of development
opportunities. The analysis uses the NPPG methodology as the starting point for the
comparison and provides an overview of each stage to ascertain the following:
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3.3



Whether the methods behind them are consistent;



Whether any part/stages were omitted; and



What housing capacity is identified for each Availability Assessment.

Summary and comparison
3.3.1

This section of the report draws upon the Assessment Table in Appendix 1 to
summarise and compare the Availability Assessments over the study area having
considered the following key stages from the NPPG and considers the following
questions:



What base date and time period it covers;



What method was used;



Whether a developer panel was used and what involvement developers, land owners and
agents have had in the process, i.e. to discuss methodology, key assumptions and other
study parameters;



What sources of sites were included and what was covered at the desktop review;



Whether a call for sites exercise was done, and how extensive it was;



The extent to which intensification and increasing densities in the urban areas and
around transport nodes and corridors has been undertaken;



The extent to which redundant employment land/floorspace has been considered;



What was the level (site threshold) and area (geographic coverage) of the survey;



How housing potential was estimated and whether this was in terms of the developable
area and dwelling yields density and capacity assumptions;



What methods were used in assessing deliverability and developability and specifically
suitability, availability and achievability (viability) of sites and how sites were placed into
categories of deliverability specifically what lead in times and build out rates were used;



What policy or other discounting criteria were applied to sites and at what stage;



Whether a windfall assessment was done; and



What the total capacity of the Availability Assessment is.

3.3.2

We provide a general summary/overview for each main issue in the sections that follow.
A more detailed table is provided in the Assessment Table in Appendix 1 which
compares the documents against each other. It should be noted that at the time of
writing the full Availability Assessment had not been completed for Brentwood so the
detailed methodology has not been assessed or included within this work and
consequently the approach and figures are taken from the emerging work and the Site
Selection Methodology document January 2018 as well as through discussions with
officers.
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Method
3.3.3

In general, all the Availability Assessment are updates of previous studies and largely
follow the NPPG methodology as set out in the diagram above although within this
structure there is considerable variation in the approach and assumptions used. All the
Availability Assessments cover a period of 15 years, with the exception of Rochford
which only looks 10 years ahead due to all the Green Belt sites not having been
considered in detail. Brentwood, Southend and Thurrock are currently preparing their
Availability Documents and therefore the figures included are draft figures. For
clarification this study excludes consideration of Gypsy and Traveller Sites and is only
concerned with housing sites and dwelling capacity.

Sources of sites included
3.3.4

The NPPG lists the sources of potential sites to be considered. Broadly the Availability
Assessments have covered the sources listed in the guidance such as those in local
authority ownership, allocations, sites where permission has expired. All Authorities
have undertaken a comprehensive desktop review to identify sites in addition to those
which are promoted to them, either through a formal call for sites process or informally
through the year.

3.3.5

It is not generally clear from the Availability Assessments the extent to which existing
employment land, whether in use or redundant, has been considered in detail to assess
the extent to which it could change its use to a housing site. While some work has been
done to assess employment land that is put forward and sites without employment
permission, there has not been a comprehensive assessment undertaken and it is not
clear how this relates to the employment land review work.

3.3.6

While Brownfield sites within residential area, or with planning permission do appear to
have been considered where relevant, there is very little detailed provided within the
Availability Assessments. There has been no comprehensive assessment of
intensification opportunities within urban areas, town centres, hubs or other
regeneration locations. Densification is also not an issue that has been addressed in
any detail in the Availability Assessments. However, it is noted that some work is being
done by Southend to consider these opportunities.

Call for sites and Developer Panel
3.3.7

In all cases this process of site identification for the Availability Assessments has largely
been an update on what has been done before, and should therefore represent a robust
process of bringing the position as up to date as possible. All Authorities have
undertaken either a targeted time limited or ongoing call for sites exercise although
some are more recent than others, with Brentwood still to conclude on the results of the
2018 work, and this will be a key element to coordinate and undertake again if further
sites are sought, see recommendations.

3.3.8

There has not been any consistent use of a Developer Panel as part of the Availability
Assessment process. As the Table in Appendix 1 shows Brentwood and Castle Point
have not involved developers specifically, Thurrock emailed the method to developers,
although no comments were received, Basildon undertook one in 2015 and continually
fact check information with developers and Rochford used one as part of a fact
checking exercise in relation to build out rate assumptions. Southend who have most
recently undertaken theirs held one on 9th May 2018 to discuss the methodology and
viability issues. Moving forward the Housing Delivery Test and the requirement for
Action Plans will make the use of Developer panels increasingly important and a
valuable method for engagement and improving housing delivery
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Geographical coverage and Green Belt
3.3.9

In this study the Green Belt will be treated, where it exists, as policy off. This means
that in the spatial options site will not be excluded just because of their location in the
Green Belt. However, there has not been the consistent approach in the Availability
Assessments and while all Authorities have considered their whole area, they have
treated Green Belt sites very differently. Basildon and Castle Point have considered
their Green Belt sites in detail and have excluded Green Belt sites which are unsuitable
and unavailable and have only identified ones that are developable or not currently
developable. It should be noted that Basildon have not done a capacity assessment of
Green Belt sites which have been discounted and so it is not possible to separately
identify the total number of possible units on these 334 Green Belt sites. Brentwood
has excluded Green Belt sites that are not developable or available. Rochford and
Southend exclude Green Belt sites from the final deliverable and developable figures
because they are currently considered contrary to policy and no Green Belt Assessment
has been undertaken. Thurrock have only undertaken an urban sites assessment and
have not assessed any Green Belt sites. It should be noted that the Green Belt figures
for Rochford, Southend and Thurrock within table 4 represent sites which have been
promoted to the Council and which have not been assessed and so do not represent a
realistic estimate of capacity. It is also important to note that this may not represent all
Green Belt sites that could be available, because they may not have been put forward
or promoted because of the policy presumption against development.

Site size threshold
3.3.10 The NPPG says that all sites and broad locations capable of delivering five or more
dwellings or economic development on sites of 0.25ha and above should be
considered. In these Availability Assessment all authorities except Castle Point and
Rochford (who have assessed all sites) have considered have used a 0.25ha or 5
dwelling threshold.

Site Survey
3.3.11 Given that most of the Availability Assessments are updates the survey work has
largely included updating existing information where sites have previously been
included. As part of this process updating boundaries, land ownership information,
constraints and capacity as well as timescales. For new sites all the Authorities, except
Brentwood and Thurrock, have used an initial desk based sieving analysis to identify
issues and constraints and to identify what is required from the site survey. A two stage
targeted approach appears to have been used in most cases to check initial findings,
gain a more detailed understanding and identify whether there are any issues which
would mean that sites should not progress to the next stage. As part of this process
most of the Authorities have recorded the following types of information in a database:


Unique reference;



Site size, boundaries and location;



Current land use and character;



Brownfield, greenfield or mixed;



Land uses and character of surrounding area;



Access and highway issues;



Physical constraints;
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Potential environmental constraints; Landscape, topography, views, ecology, trees and
hedgerows, heritage;



developable area and potential capacity;



Land ownership and where relevant, development progress; and



Initial assessment of whether the site is suitable for a particular type of use or as part of a
mixed-use development.

Discounting sites
3.3.12 All the Authorities have discounted sites on a reasonably consistent basis using a range
of criteria. These criteria are generally common and are set out in detail in the
Assessment Table at Appendix 1, however, there are some difference about how these
are applied, for example Rochford only exclude sites where more than 50% of their site
area is subject to constraints, and this does not include flood risk or special landscape
area which will be considered on a site by site basis. They also take account of buffer
zones around environmental designations but only on a precautionary basis and not as
an exclusion criterion.
3.3.13 In addition, sites were discounted where they are below the size threshold, are
duplicates or in the case of Basildon and Brentwood if sites already have planning
permission. It should be noted that all other Authorities include sites with planning
permission.

Estimating housing potential
3.3.14 The assessment of the development potential brings together all relevant information for
sites that are considered to be suitable, available and achievable. These decisions
need to be informed by each other so that the viability can be tested of different suitable
options on the type and level of development. The development potential of a site and
the assumptions used to identify this figure is crucial to the trajectory and future fiveyear land supply calculations.
3.3.15 It is common to use a net density ratio to refine housing potential and take account of
infrastructure and other on-site requirements. The Authorities used a range of
approaches to estimating the potential of sites to accommodate housing. This is set out
in detail in the Assessment Table at Appendix 1 and includes using the planning
consent or pre application information, a sliding scale of net developable area, a design
case study approach, different urban typologies and site by site assessments.

Site suitability
3.3.16 The Availability Assessments all take the lead from the NPPG which sets out which
factors should be considered to assess a site’s suitability for development now or in the
future. Similar factors are used and include:


Policy constraints;



Location considerations, access and surrounding uses;



Environmental constraints;



Physical limitations or problems such as access, infrastructure, gradient, ground
conditions, air quality, flood risk, hazardous risks, pollution or contamination;
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Potential impacts including the effect upon landscapes including landscape features,
trees and woodlands, open spaces, wildlife, nature and heritage conservation;



Utilities;



Accessibility and sustainability



Environmental/amenity impacts experienced by would be occupiers and neighbouring
areas.

3.3.17 Some of the Availability Assessments go into more detail about access and transport
capacity as well as GP and School capacity and public transport accessibility. Castle
Point use a 400m -800m (5-10 minutes’ walk time) in their definition of a suitable site
and Rochford record a ranking in terms of site proximity to services with Good (less
than 800m), Medium (between 800m and 2.4km) and Poor (more than 2.4km). Castle
Point explicitly exclude consideration of utilities infrastructure and consider this a normal
development cost.

Site availability
3.3.18 In assessing availability, it is important to understand what sites are able to come
forward with no ownership or control problems. This will require evidence and should
ideally be in the form of confirmation from the landowner that they intend to sell it to a
developer or that it is controlled by a developer and in all cases that it is unencumbered
of any insurmountable constraints. Where there are constraints, it is important to have
considered how these could be overcome and what action would be taken to remove
them.
3.3.19 In all the Availability Assessments consideration was given to land ownership and who
is promoting the site, planning status, current use of the sites, specific policy
constraints, and any legal issues. In addition, Basildon considers access constraints
within availability, Rochford gives consideration to the delivery record of the developers
and those putting sites forward and Southend and Thurrock undertook land registry
searches if there is any doubt.

Site achievability
3.3.20 In assessing achievability, the key test is whether there is a ‘reasonable prospect’ of
development coming forward on the site, which is essentially about understanding the
economic viability of the site. There is considerable variety in approaches used to
consider achievability in terms of broad viability testing of all sites (Basildon, Brentwood
and Rochford) versus a typology approach which tests a range of sites that best
represent the sites being put forward and which can be applied to other broadly similar
sites (Castle Point and Thurrock). Southend have yet to complete their viability report.

Assessment of deliverability and developability
3.3.21 The general approach taken in all cases involved an assessment of the sites suitability,
availability and achievability combined with assumptions about timescales based on
lead in times and build out rates. However, as shown in the Assessment Table at
Appendix 1 there is considerable variation in these assumptions and little detail
available. This is a key issue because the choice of rates and times has been
consistently and successfully challenged and there are numerous examples of
Inspectors in appeal decisions being generally critical of over-optimistic rates being
used. All assumptions should be based on transparent and robust local evidence which
can withstand considerable scrutiny. It is something that moving forward to the Joint
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Strategic Plan may be useful to share and discuss with a view to coming to a consistent
set of assumptions.

Windfall allowance
3.3.22 The NPPG states that a realistic windfall allowance can be included if there is robust
and compelling evidence. It should be recognised that the more comprehensive the
coverage of the SHELAA, the less scope there is for additional windfall sites to come
forward. In all cases, except Southend and Thurrock, while a windfall allowance has
been considered, it has not been applied either due to the lack of evidence or because
all sites have been comprehensively considered. Thurrock will be considering this at a
later stage and Southend do apply a rate which is included with the figures. This is
justified by considerable evidence on past completion rates and windfall sites coming
forward and represents a good approach which others could follow if necessary.

Assessment Review and Risk Review
3.3.23 Only Castle Point has undertaken a review and risk assessment. The rest have not,
although Basildon do discuss revisions to the methodology and it is understood that
they will be reviewing their methodology for the next Availability Assessment

Trajectory
3.3.24 The trajectory’s produced illustrate how much housing land will be provided and when.
In all cases this appears to have been informed by and consistent with the assessment
process, using a database so that it essentially ‘fall outs’ of the figures. There are a
number of differences in approach which means the trajectories are not directly
comparable. This is primarily due to the different approach of including or excluding
sites with planning permission, and using the trajectory to illustrate the total land supply
situation. It should be noted that all the Availability Assessments include allocations
within their figures and all except Basildon and Brentwood include sites within planning
permission. In some cases, a number of different trajectories have been produced
which is useful to sensitivity test assumptions and identify where the risks lie.

3.4

Challenges and recommendations
3.4.1

The Availability Assessments provide a reasonable evidence base on which an analysis
of the baseline supply can be made. They all use the NPPG methodology which
provides a rational and consistent framework for which to assess the supply of sites for
housing. Despite consistent base dates there are different end dates and considerable
variation in the detail of the approaches used.

3.4.2

The main differences in the methods are:



The size of site considered within the assessment – all Authorities except Basildon,
Brentwood and Thurrock have not applied a threshold;



The use of developer panels to test assumptions and site availability, delivery timescales
and viability issues;



How Green Belt sites are treated – the different stages and approaches used mean that
there is a lack of consistency in how they have been treated. Basildon and Castle Point
have discounted Green Belt sites which are not developable, suitable and achievable.
Brentwood is currently doing work to identify which are not developable or available.
Rochford, Southend and Thurrock have not yet undertaken a comprehensive assessment
and therefore are identified separately because no Green Belt or Landscape Assessment
has been undertaken;
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How the capacity of sites is estimated – there is considerable variation in the approach
used to calculate the net developable area or different sites and in different locations. In
addition, the density assumptions vary widely from a standard approach, a typology
approach using different assumptions to an individual site by site basis;



Whether sites with planning permission are included within the Availability Assessments
or additional to it for the land supply calculations. Basildon and Brentwood exclude sites
with planning permission, so these are added separately to calculate the total supply,
while all the others include them within the figures and trajectory;



The extent to which accessibility and sustainability criteria are used as exclusion criteria
in terms of discounting sites. There is considerable variation in what issues are
considered and how they are applied;



The limited and variable use of lead in times and build out rates and the justification for
these. There is very limited information provided on these and how they influence
deliverability and developability; and



The varied assessment of viability in terms of either a comprehensive assessment of all
sites or a typology approach. Information is not available for Brentwood or Southend.

3.4.3

It is recommended that the next round of Availability Assessments consider a consistent
methodology and use of shared assumptions across the whole of South Essex. This
would be particularly useful in relation to the site size, density, net developable area,
build out rates and lead in times.

3.4.4

It is also recommended that more use is made of Developer panels as a means of
working with developers, testing assumptions, understanding availability and
achievability and any barriers to delivery. This will help inform yields, projections and
trajectory accuracy. Improving the relationship and communication with developers and
landowners is a key element of a successful Action Plan, which is now required if you
fail to deliver 95% of your local housing need as a result of the new Housing Delivery
Test.

3.4.5

If intensification is likely to be a key element of the strategy and make a realistic
contribution to the housing supply in the future, it will be necessary to undertake
additional work to understand the realistic capacity, that exists in accessible and
sustainable locations. This is likely to involve a design led capacity study which
considers the scope for increasing densities and heights along public transport
corridors, hubs, town centres and other suitable locations.

3.4.6

It is likely that as a result of this work, further sites will be required to meet the needs
that are emerging. This will need a further call for sites, which could be usefully
coordinated across South Essex. Adequate publication and advertising of this process
is crucial as is getting to the right people, some of whom may never have provided
information before and not be familiar with the plan making and availability assessment
process. If the call for sites process is being used to find out ownership information for
potential local plan sites, in line with the strategy, additional advertising and a targeted
approach may be required to identify likely land owners.
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4

Development capacity stocktake

4.1

Housing Capacity

4.1.1

The table and charts below provides a summary of the total land supply for each local
authority as set out in their Availability Assessments. Each total is broken down to show, at
31st March 2017, the deliverable and developable capacity identified in the Availability
Assessment. In addition, the supply is included from sites under construction and with
planning permission but not started, together with sites which have been allocated. In
addition, sites that are also considered to be ‘not currently developable’ and within the Green
Belt are also identified separately, even when they are a subset of the overall figures. These
figures are a snapshot in time and because they are from the Draft Availability Assessments in
three Authorities they are liable to change as their evidence develops and Local Plans
progress.
Table 4: Total Housing Supply by Authority at 31st March 2017
Basildon
Availability Assessment
17,700
figure

Castle
Point

Brentwood

Rochford

Southend

Thurrock

16,700

7,500

3,500

7,000

6,500

1,400

No detail

1,500

2,500

2,500

2,700^

Developable supply (66,600
10)

No detail

2,200

1000

3,400

2,500

Developable Supply
(11-15+)

9,700

No detail

3,800

N/A

1,100

1,300

Outstanding dwellings
on sites under
construction

900*

600*

100

800

1,200

1,100

Sites with planning
permission but not
under construction

1,500*

400*

400

1,900

1,600

5,000

Sites without planning
permission but subject
to allocations

9,300

6,200

700

600

1,600

400

TOTAL SUPPLY 31st
March 2017

20,100

17,700

7,500

3,500

7,000

6,500

Not currently
developable

3,100**

2,100**

Green Belt Sites

Not
14,800
specified***

5,500****

Deliverable
supply (1-5)

4,500

23,700

3,400

65,300

All figures are rounded to nearest 100

^ This figure includes the additional 800 deliverable permissions on Green Belt sites
*these sites with permission are additional to the Availability Assessment figure
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** These figures are a subset of the total supply
*** Basildon discounted 334 Green Belt sites which were considered unsuitable and which
have therefore their capacity has not been assessed
**** Assessed Green Belt sites which is a subset of the total supply
4.1.2

Please note the table above does not necessarily sum down the columns due to the fact that
the Availability Assessment figures are made up of the deliverable, developable and in some
instances (Basildon and Castle Point) include the period beyond 15 years which can be also
categorised as non-developable supply. The figures have also been split into their planning
status, which in most cases represent a subset of the total figures, although for Basildon and
Brentwood the planning permissions need to be added to the Availability Assessment figures
to get the total supply. Sites which are not currently developable and Green Belt sites are also
identified separately. All specified Green Belt sites, except Castle Point, are excluded from the
Availability Assessment figures, because they have not been subject to detailed assessment.
The figures demonstrate that the total figure included in the Availability Assessment for the
study area at 31st March 2017 equates to approximately 62,300 homes. Of these, 5,200 are
not currently considered developable within 15 years and there are a further 4,500 in
Southend which are not currently consider developable.

4.1.3

Of the total 62,300 homes identified in the Availability Assessments, Castle Point have
identified 5,500 in the Green Belt. Additional Green Belt sites have been promoted to the
Authorities which could accommodate approximately 107,200 homes. As noted earlier there
has not been a consistent approach to the consideration of Green Belt sites within the
Availability Assessments. Basildon and Castle Point are the most advanced and have filtered
out and/or identified Green Belt sites, while the others have not assessed them in detail, and
in the case of Brentwood, Rochford and Thurrock are only draft figures. The Green Belt
figures in the table above include all sites that have been promoted and do not represent
agreed or realistic supply. Their identification in the table is purely illustrative and does not
mean that these sites are considered appropriate for housing. All the Green Belt sites would
need to be subject to detailed suitability, availability, achievability testing and local
considerations and assumptions before they could be counted as part of the housing supply.
These figures are likely to change significantly as the Availability Assessments are completed
and assessments undertaken.

4.1.4

The chart below provides a breakdown of the total developable supply and their current
planning status.
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Figure 1: Total Supply at 31st March 2017

Total supply at 31 March 2017 (homes)
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Brentwood

Castle Point

Rochford

Southend
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Sites without planning permission but subject to allocations
Sites with planning permission but not under construction
Outstanding dwellings on sites under construction
Availability Assessment supply
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4.1.5

The chart below shows how the total supply has been categorised as deliverable and
developable according to different timescales. It is important to note that there is currently no
detail on this split for Brentwood, other than assuming that all sites with extant planning
permission will be built within the first five years. Rochford only include a trajectory for the first
10 years because all the Green Belt sites were not considered. In summary there is
capacity for approximately 57,200 homes on sites which are deliverable and
developable in the next 15 years across South Essex.
Figure 2: Deliverable and Developable Supply

Deliverable and developable Supply (homes)
18,000

17,700
17,000
16,000

14,000

12,000

10,000

8,000

7,000
6,000

6,500

5,500

4,000

3,500
2,000

0
Basildon

Brentwood

Castle Point

Rochford

Southend

Deliverable supply (1-5)

Developable supply (6-10)

Developable supply (11-15)

Availability Assessment supply
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4.1.6

In addition, as shown on the table below across South Essex there are sites which are not
currently developable which have the potential to accommodate 9,700 homes. Further Green
Belt sites within Brentwood, Rochford, Southend and Thurrock have the theoretical capacity
for 107,200 homes, however, these have not yet been properly assessed.
Figure 3: Not currently developable and Green Belt sites

Supply on 'not currently developable' and unassesed
Green Belt sites (homes)
70,000

60,000

50,000

40,000

30,000

20,000

10,000

0
Basildon

Brentwood

Castle Point

Not currently developable

Rochford

Southend

Thurrock

Unassessed Green Belt

4.2

Baseline trajectory and completions

4.2.1

The Availability Assessment figures show that there are approximately 14,100 homes which
are currently deliverable in the first five years. Approximately 15,700 homes have been
identified as developable in the years 6-10 and for years 11- 15+ an additional 15,800 homes
are identified. These figures imply that 2,820 homes per year will be delivered in the next five
years.

4.2.2

It is necessary to compare these aspirational figures with what has been achieved over the
last five years and over a longer period. Completions data from the Annual Monitoring
Reports for the Authorities shows that an average of 1,666 units per year have been delivered
across South Essex between 20012/13 and 2016/17. Consideration has been given to the
longer time period going back to 2001 and has considered both AMR and CLG data over 15,
11 and 5 years. Using CLG data the range between the different averages is a maximum of
173 dwellings, and the 5-year average is within the middle of this range. However, the
available AMR data over that 16-year period (14 years for Rochford) is more reliable and
demonstrates that across South Essex the average has been 1,661 dwellings, which is within
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5 dwellings of the 5 year AMR figures and is 51 higher than the 10 year CLG figures.
Consequently, for the purposes of the Strategic Growth Locations Study the average of the
last 5 years will be used because this it is considered to be the most robust, is corroborated by
long term data, and covers the period since the introduction of the National Planning Policy
Framework, as well as uses more reliable data from Annual Monitoring Reports.
4.2.3

The annual number of residential dwelling completed in each of the constituent Local
Authorities over the 2012/13-2016/17 period is illustrated in the table below.
Table 5: Annual Monitoring Report (Net Housing Figures)
2012/13

2013/14

2014/15

2015/16

2016/17

Average

Basildon

622

119

678

816

412

529

Brentwood

211

107

159

111

150

148

Castle
Point

75

45

202

123

114

112

Rochford

43

248

167

148

117

145

Southend

254

204

322

222

480

296

Thurrock

311

323

309

634

603

436

South
Essex Total

1,516

1,046

1,837

2,054

1,876

1,666

4.2.4

It is our intention to use these average completion rates in the baseline trajectory because this
is grounded on what the market has actually delivered. This baseline trajectory demonstrates
that to 2038 there could be delivery of approximately 35,000 homes and to 2050 a total of
55,000 homes. This comparison demonstrates that on annual average rates there is a gap of
1,154 homes between what has been delivered and what has been identified as able to be
delivered in the Availability Assessments.

4.2.5

It will be this baseline trajectory which will be used as a basis from which to make
assumptions about the likely future trajectories for each of the emerging spatial options in
Stage 2.

4.3

Geographic implications

4.3.1

A plan has been prepared, at Appendix 2 to show the land supply, deliverable/developable
sites (in green) i.e. the land supply in years 1-15 and sites considered ‘not currently
developable’ which include Green Belt sites (shown in red). This will be used as the basis for
the assessment of growth locations in Stage 2.
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5

Conclusions

5.1

Summary and challenge
5.1.1

Analysis of the Availability Assessments at 31st March 2017 has been undertaken to
identify the total supply of land that is available for housing. The figures demonstrate
that the current land supply equates to the equivalent of 62,300 homes within the
Availability Assessments, however, only 57,200 are deliverable and developable and
there are a further 9,700 homes on sites which are not currently developable.
Additional Green Belt sites which have been promoted to the Authorities and have not
yet been assessed, although these figures are draft, the assessments indicate that they
could accommodate approximately 107,200 homes.

5.1.2

The deliverable and developable supply of 57,200 homes compares with a need for at
least 96,900 homes to 2038 and 152,300 to 2050. This means there is a shortfall of
39,700 to 2038 and 95,100 homes to 2050. The baseline need is 4,615 homes per
year which would equate to a land supply of approximately 12.4 years. However, even
if all the identified land becomes developable and is delivered it is not enough to meet
even the baseline local housing need over the plan period and longer term, let alone
meet the higher growth figures that are to be tested.

5.1.3

The first challenge is to identify suitable, deliverable and developable land to meet
these needs.

5.1.4

The housing supply figures and delivery assumptions included within the Availability
Assessments promote a significantly higher rate of delivery than has actually been
achieved across South Essex. Monitoring information shows a very different picture
and a substantially reduced rate of delivery that has actually been achieved. On the
basis of the annual average completion rates the baseline trajectory demonstrates that
only 55,000 homes will be delivered by 2050 compared to a need for 152,300 homes.

5.1.5

The second and more fundamental challenge is to achieve considerably higher delivery
rates than has been achieved in the past.
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APPENDIX 1: Availability Assessment Matrix
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Stage 1 - baseline
Basildon

Castle Point

Rochford

Brentwood

Southend

Thurrock

311 (2014-37)
342

331-361 (2014-37)
362

380 (2013-2033)
454

1,072 (2014-37)
1,114

1074 – 1381 (2014-2037)
1,158

342

362

471

1,176

1,173

Strategic Housing Land
Availability Assessment Update
(March 2017)

Strategic Housing and
Employment Land Availability
Assessment (SHELAA) 2017

Draft Southend-on-Sea Housing
and Employment Land Availability
Assessment (Part 1: Housing)

Draft Thurrock Urban Sites
Assessment (Method
Summary)

31st March 2017
2017/32
Yes.

31st March 2017
2017/32
Yes

31st March 2017
2017/27
Yes

Brentwood Draft Local Plan –
Preferred Site Allocations. Site
Selection Methodology and
Summary of Outcomes
(Working draft)
31st March 2017
2013/33
Yes

1ST April 2017
2017/36
Yes

31st March 2017
2017/32
Yes

Yes, stakeholder workshop held
in July 2015 with local
developers and key
stakeholders and continual fact
checking exercise undertaken
with developers at every
review.
- Call for sites
- Urban Capacity Study
(2004)
- Replacement local plan
exercises (2005)
- unimplemented
allocations.

No

Yes, as part of a fact checking
exercise

No

A HELAA delivery and viability
workshop (9th May 2018) as
undertaken with agents,
developers and officers to discuss
the methodology and objectives of
the assessment.

No – Developers from the
Council’s Developer Forum
were contacted but no
comments on the method were
received.

Housing Need:
SHMA
972-986 (2014-37)
Standard method
1,024
(CLG – Sept 2017)
Standard method
1,091
(2017 affordability
ratios)
Housing Supply: SHLAA/HELAA:
Title of Document
Housing and Economic Land
Availability Assessment (HELAA)
Review 2016-2017

Base date
Time period
Method – PPG
compliant?
Developer panel
used

Sources of supply

-

-

-

previous SHLAA sites
Urban Capacity Sites
Extant planning consents
Sites on the urban
periphery (received from
consultation process)
Hadleigh Town Centre
masterplan
Council owned land
New sites promoted
during consultation on
the draft Local Plan 2014
and the New Local Plan
2016
New sites promoted
throughout the year

-

-

Call for sites
Previous SHLAA sites
Council owned land
Unimplemented
permission and
allocations
Sites with expired
planning permission

-

Call for sites May 2017
Additional sites post call
for sites
Local Plan consultations

-

-

-

-

Permitted sites at base
date
Recently expired
permissions
Previous SHLAA sites with
permission which may
have stalled
Previous SHLAA sites
without permission
Sites rejected in the
previous SHLAA
Unimplemented
allocations
Call for sites
Permitted major
applications granted post
March 2017 to October
2017
Major pending applications
post March 2017 to
October 2017
Applications refused within
last 4 years

-

-

-

-

Planning applications
(expired,
unimplemented and
under construction)
Sites pending decision,
refused and withdrawn
are also considered
Sites owned by
Thurrock Council
Previous sites
identified through the
LDF process
Sites submitted
through the call for
sites

Stage 1 - baseline
Basildon

Call for Sites

Was
Intensification/
increasing densities
considered?

Was redundant
employment land
considered?

Call for sites undertaken in
2007/2008 (400 sites) and have
an open system to submit
throughout the year up to
march 2017.
No,

A number of suitability
constraints were used to score
employment sites within the
Employment Land and Premises
Study (2013). The sites that
scored a poor score were not
considered within the HELAA to
be safeguarded for
employment. However, these
sites were not within the
detailed site assessment
appendices suggesting they
were not assessed.

Castle Point

Rochford

Brentwood

No call for sites (due to coverage
in draft local plan 2014 and
withdrawn draft local plan 2016)

Call for sites June 2015- March
2016 (171 site submissions)

Call for sites May 2017 (391 site
submissions)

No evidence of intensification
being considered in SHLAA
(although Steven Rogers noted
within the Housing Land Supply
proforma that intensification was
considered)

Indirectly, brownfield land
within existing residential area
was considered

No,

Yes, - But no evidence found. The
current use status of sites was
noted as a key factor for
assessing whether a site is
available for development sooner
or later in the plan period. The
document uses the example of a
vacant site is likely to become
available before a site with high
value.

Thurrock

No,

No,

Call for sites (April 2018)

Although the document
recommends that in areas of
potential change at key
accessibility nodes/ corridors the
Council may wish to facilitate
higher density development in
defined areas

The Council considered
existing sites that could be
intensified in the initial
identification of sites and
broad locations.
No evidence of intensification.
Reallocated employment land
(in use) and new employment
land without permission were
supposedly considered.
Proposed and alternative uses
including employment use
were considered when
measuring achievability of a
housing site.

Southend
- Additional potential sites
(identified by officers and
DLP using GIS)
- Additional available public
sector owned site
Call for sites (May 2017)

No evidence of redundant
employment land being
considered.

No evidence of redundant
employment land being
considered.

Yes, 40 employment sites
assessed and no redundant
land was found in the
assessment.

0.25ha or 5 dwellings or more.
Whole LPA area

5 dwellings or more
Whole LPA area

0.25ha or 5 dwellings or more
Whole LPA area (Only urban
area)

Sites allocated for employment
through the Local Plan saved
policies (2007) were considered
as a land use constraint and
only suitable for employment
use.
The 2018 update will fully
consider economic
development sites.
Site size threshold
Geographic
coverage

0.25ha or 5 dwellings or more
Whole LPA area

No size limit
Whole LPA area

No size limit
Whole LPA area

Was Green Belt
included?

Was a site survey
used?

Stage 1 - baseline
Basildon
Yes, Green Belt sites that were
considered
unsuitable/unavailable were
filtered out. This means that of
the 402 sites, 332 where within
the green belt and consequently
no capacity calculation has been
done on these sites which failed
the tests.

Yes,

Site surveys undertaken where
applicable for establishing
whether the site was suitable or
available for development.
How was potential Figures identified within the
estimated – density Urban Capacity Study (2004)
and capacity?
which included an indication as
to densities in the vicinity of
areas.

-

-

Where details were not
available, densities of
adjacent sites,
existing/recent
developments and/or
applications were also
considered
In addition to the
application of
approximate densities
to determine a site’s
residential capacity, a
formula which
discounts a % of the site
for amenities and
infrastructure was used

Castle Point
Yes, including Green Belt sites
with planning permission. These
sites are a subset of the total and
non developable sites.

Rochford
Yes, as a separate category
and not assessed. “Sites within
the Green Belt however must
be considered non-deliverable
and non-developable until the
outcomes of any green belt
assessment are known.”

Brentwood
Yes. All Green Belt sites were
included. Those which were in
isolated locations i.e not
connected to existing
settlements were then filtered
out. In addition, those that
were considered not
developable or being actively
promoted have been removed
from the figures

Southend
Yes, all green belt sites included,
but these have not been assessed.

Yes,

Yes,

No,

Yes, part 2 of the site assessments.

Site surveys update for sites
previously in the SHLAA

Undertaken where necessary

For sites with planning
permission or pre-app:
- Where pp is found, the
capacity of housing
within that planning
consent is used
- Where pre-application
proposals have been
prepared, and constraints
considered, the capacity
of housing within that
pre-application proposal
is used.

-

In all other cases:
- For large sites (5ha plus)
a neighbourhood density
was applied. See table
(Scenario A and B refer to
the highest and lowest
density).
- For sites of 0.2ha to 5ha,
a design case study was
applied. See table.

-

-

-

Potential site yield
was calculated with
the assumption that
all sites will be
delivered at a density
of 35 dph.
Or for previously
allocated sites, at their
allocation
Net developable area
adjusted based on
constraints and
infrastructure needs,
on a site by site basis.
And in some locations
a higher density may
be acceptable, such as
within town centres
(no detail is specified

-

-

-

-

Net developable area
was calculated for all
sites (See paragraph
3.41-42)
Current method does
not specify how
densities and capacities
are calculated.
Sites without specific
details – as a general
rule sites
within the urban area
40-60 dph
edge of urban area and
in the countryside
30dph.
The capacity of sites has
been estimated based
on constraints for sites
that had have HELAA
submissions and local
plan representations,
the information from
site promoters has been
used.

-

-

Existing SHLAA sites
through a masterplan or
planning application,
capacity has already been
indicated
A suggested yield and
timescale for delivery may
have been put forward by
developers/ agents/ land
owners as part of the
previous Call for Sites, preapplication process or site
promotion

For all other sites – density
assessment used:
- Indicative density
multipliers as a starting
point
- Site by site basis with
range from 9 dph to 717
dph.
- Taking into account site
specific constraints and site
sizes
- Adopted and emerging
policies such as national
space standards
- Commercial viability in
terms of scale and size of

Thurrock
The urban sites assessment
only covered urban areas, and
not Green Belt. There is a need
to add the 800 deliverable
planning applications in Green
Belt to the supply. The
potential supply of sites in
Green Belt amounts to 65,290
(based on 60% developable
area and 30dph) but these have
not been assessed and there
capacity could be far less given
the revised LTC route.
No,

For sites with planning
permission
- Number of dwellings in
the description of
development was used
for potential
For sites without planning
permission (2 stages):
- Council’s draft
development
assumptions (found in
the HLAA methodology
below)
- Judgement then based
on surrounding density,
character and form,
and align with viability
typology

Stage 1 - baseline
Basildon
(for sites 0.4ha to 2ha
82.5% of the site is
developable after
infrastructure).

Castle Point

Rochford

Brentwood

Southend
properties e.g. higher
density in urban areas
- Following the draft report
submission, the yield will
also (where applicable) be
reconsidered and informed
by further officer
knowledge of developer/
land owner intentions

Thurrock
Information on development
potential was also sourced
from call for sites.

For sites of less than 0.2ha, the
council applied the residential
design guidance. The design
guidance noted several standards
including plots must be within the
prevailing character. No figure on
density is given.
Methods of
assessing suitability

-

-

-

-

-

Environmental
constraints (e.g. SSSI or
TPOs, including buffer
zones from enviro
designations)
Location and
sustainability
considerations (near/ or
within settlement
boundary)
accessibility and
constraints to access
(distance to amenities
and physical access)
General physical
constraints and
considerations
Planning policy
constraints

Of the 632 assessed, 272 were
considered suitable.

-

Environmental
constraints
Location and
sustainability
Access
Landscape constraints
Historical environment
Surrounding uses
Public transport
accessibility

Utilities infrastructure not
considered given advice from
utilities providers that indicate
the level of growth proposes is
unlikely to result in the need for
new infrastructure.
Of the 418 sites, 183 had high
suitability and 216 had a medium
suitability.

-

-

-

constraints and
statutory designations
Location and
sustainability
considerations
Quality of existing
access and
relationship with local
highway network
Physical constraints
Policy constraints

219 sites considered. Of the
available sites, 214 were
considered suitable. BUT this
includes sites with permission
and allocations

Local plan spatial strategy
considers the areas of growth
and the sequential use of land:
- Isolated locations
- Extension to a smaller
village

-

-

Of the 283 sites, 92 are
removed.
Stage 3/4
Sustainability appraisal and
detailed site assessment:
- Air quality management
areas (AQMAs)
- SSSI
- Locally designated
wildlife sites
- Ancient woodland
- LNR
- Community services
- Conservation area
- Registered park
- Flood Risk
- Special landscape area
- Green belt
- High quality agricultural
land
- Heritage assets
No details on how many sites
removed.

-

-

Flood risk
Environmental
designations e.g. SSSI, high
grade agricultural quality.
Greenbelt and Landscape
e.g. AONB
Potentially contamination
or unstable land issues
Noise issues relating to
existing uses or transport
Residential amenity
(location of site in relation
to existing dwellings and
other uses)
Heritage assets e.g.
Scheduled ancient
monument and sites of
archaeological importance

Part 2 of the assessment using site
surveys further assessed suitability
against the criteria above and:
- Accessibility to facilities
- Site access and safety
- Topography
Some sites were considered not
suitable.

-

Planning policy e.g.
designations
- Physical limitations e.g.
access, infrastructure,
ground conditions,
hazardous risks and
pollution.
- Flood risk
- Accessibility to services
- Potential impacts on
landscape, townscape,
nature and heritage
conservation
- Appropriateness for
the type of
development proposed
- Environmental/amenity
impacts experienced by
would be occupiers and
neighbouring areas.
Some sites were considered
not suitable.

Methods of
assessing
availability

Stage 1 - baseline
Basildon
- Ownership constraints
and preference
- Land use constraints
- Access constraints
- Sites with planning
consent
Of the 632 sites, 531 were
assessed as being available.
When combined with suitable,
230 sites were progressed.

Castle Point
- The site promoter
(consideration of who is
promoting the site)
- Planning status
- Current use status
- Policy constraints
- Legal constraints (e.g.
covenants)
284 sites are considered to be
both suitable and available.

Rochford
- Ownership constraints
- Legal constraints
- Council-owned sites
will generally not be
considered available
for development in
the short term
- delivery record of the
developers or
landowners putting
sites forward, and
whether the planning
background of a site
shows a history of
unimplemented
permissions.

Brentwood
- In stage 4 (detailed site
assessment) the
availability of a site
(does the site have
active promotion) is
considered.

211 were considered
achievable, with 209 suitable
and achievable. BUT this
includes sites with permission
and allocations.

Southend
- Submitted sites (from
owner of land)
- Public land ownership
- Considered acceptable
where there is evidence
that the landowners are
willing to sell or develop
the site.
- Public owned sites are
deemed potentially
available for housing
- If in doubt a Land registry
search is undertaken
- existing information from
landowners/ developers/
promoters was utilised to
identify whether sites will
be made available and any
potential legal or
ownership constraints.

Thurrock
Deemed available when there
are no legal or ownership
constraints
The method for checking
availability is as follows:
- Sites submitted
through Call for Sites
were considered
available;
- Sites with planning
permission were
assessed through
contact with the
landowner/developer/
agent
- Council-owned sites
were considered
available where
Thurrock Councils asset
management team
provided sufficient
information; and,
- Legal searches were
undertaken for sites
where no information
was available on land
ownership and letters
sent to land owners
Some sites were considered
not available.

Methods of
assessing
achievability

-

-

-

The PBA HELAA viability
assessment assessed all
sites
economic viability of
sites for residential or
mixed use development
current economic
climate and costs.

187 sites considered achievable.
With a further 20 considered
marginally in line with policy.

-

-

-

The findings of the Whole
Plan Viability Assessment
prepared to accompany
the draft new local plan
2014
The whole plan viability
assessment used a site
typology approach to
determine the viability of
different types of
residential development
The Council also had
regard to the economic
viability work carried out
by PBA

-

-

PBA HELAA
assessment assessed
all sites
Market factors
Cost factors
Delivery factors

-

-

Whole Plan viability
testing
Study will consider the
polices that effect the
cost of development
(e.g. affordable
housing) and CIL.
Typology assessment

-

Based on viability report
which is yet to be finalised.

Split into two parts:
- Contacting
agents/landowners/de
velopers for
information on delivery
timeframes
- Economic viability –
sites matched to the
typologies in the Local
Plan Viability Study
Baseline Report (2017)
to determine broad
viability

Methods of
assessing
deliverability and
developability?

Viability
assessment?

Stage 1 - baseline
Basildon
Castle Point
- Based on the sites
- Roughly based on the
suitability, availability,
assessment of availability
and achievability,
of each site for
combined with
development combined
timeframe for
with potential e.g. large
development.
sites take long than small
- Timescale based on lead
sites.
in times and build out
- Timescale based on lead
rates
in times and build out
- A formula for standard
rates – for flats a 1 year
build rates and lead in
lead in time while for 51
times was created, and
plus dwellings its set at 2
combined with local
years.
developer knowledge
- S106 resolution adds an
- Potential delivery split –
additional 0.5 years.
less than 5 yrs, 6-10
- Indicative build rates
years, 11-15 years, and
have been derived for
beyond 15 years.
different sized
- 1449 dwellings that
development schemes in
could come forward
Castle Point having
within 5 years assessed.
regard to rates that are
normally achieved in the
local area. E.g. one
apartment block per
annum.
- Figures 5 and 6 of the
SHLAA provide a
breakdown of build out
rates and lead in rates
per development type.

Undertaken by PBA (2017). 230
sites assessed based on draft
local plan polices of 25%
affordable housing with a yield
of 11 or more, with a 70% social
rent/ 30% intermediate split. An
s106 contribution rate of £2,230
per dwelling was applied.

Whole Plan Viability Assessment
prepared to accompany the draft
new local plan 2014.
The Whole Plan viability
assessment used a site typology
approach. Separate assessments
between Benfleet and Canvey
Island were carried out. Viability
is higher in Benfleet than Canvey
Island. Therefore, sites within
exceptional development costs
are not viable, and therefore not
achievable.
An additional key finding was that
developments comprising houses

Rochford
- Limited information.
- Where constraints
have been identified
policy, legal or
viability) the
assessment
considered to what
extent the constraints
impact on the
timescales and
delivery of any
development.
- It may be that some
sites are considered
non-developable.
These sites cannot be
incorporated into the
trajectory.

Brentwood
The deliverability of the site was
assessed in light of major
constraints e.g. scheduled
monuments. Also based on the
stages of assessment including
growth locations.

Southend
- Roughly based on the
assessment of the
suitability, availability and
achievability.
- Deliverable sites (suitable,
available now and with a
goof prospect of
development within 5
years)
- Developable sites (suitable,
reasonable prospect of
being delivered in plan
period)
- Not currently developable
(sites for whatever reason
cannot currently come
forward for development,
which are included in the
rejected sites list).
However, these have not
yet been specified and
provided.

Thurrock
Sites considered to be suitable,
available and achievable were
then classed as deliverable or
developable. If sites failed one
or more test the were
concluded to be not currently
developable.

219 sites assessed by PBA
(2017) for achievability for
potential housing land
development. (Only for
housing viability as
employment land considered
separately)

All sites. A whole plan viability
was completed in May 2016 but
due to be updated. No
emerging work at the moment.

A full viability report is currently
being prepared.

The Local Plan Viability Study
Baseline Report (2017) was
used to assess viability of sites.

The viability assessment
utilised assumptions for
planning policies including a
35% affordable housing
provision as well as a standard
density of 35dph. For town
centre sites a higher density
may be acceptable and the
provision of affordable

A typology type method was
used and an assessment
against varied affordable
housing and other
development contributions.

Stage 1 - baseline
Basildon

What sites
discounted, why
and when?

-

-

-

Sites with planning
permission
Sites not large enough
to accommodate a
dwelling
Scheduled Monuments;
Areas within a
functional flood plain
(Flood Zone 3b);
SSSI,
LNR,
Marshes Protection
Area,
Buffer zones around
wastewater/sewage
treatment plants.

Castle Point
only, or a high proportion of
houses to flats were more viable
than flatted development
schemes. (therefore, lower
density?)
- Flood risk Zone 3 (sites
that would not pass the
exception test)
- Sites near hazardous
installations
- Sites within SPA, SSSI,
and Local wildlife sites
- Sites that would harm
ancient woodland
- Sites where safe access
cannot be achieved

Rochford
housing lower, however it is
considered that the majority
of cases these standard
assumptions would apply.
-

Brentwood

Sites with planning
permission.

-

Sites excluded if more than
50% of their area is subject to:
- Scheduled
Monuments
- SSSIs
- Ramsar/SAC/SPA
- LNR
- Local wildlife sites

-

-

Sites with planning
permission
Housing sites not
capable of delivering 5
or more dwellings
Sites were filtered out
where they were
identified as a duplicate
site,
or promoted for nonhousing or employment
uses

Sites within Buffer zones can
potentially be considered
unsuitable

Was a windfall
assessment done?

Yes, but none were applied as
part of the HELAA process. This
is dealt with separately.

Yes, but none were applied

Assessment Review
and Risk
Assessment

Document suggests possible
revisions to the HELAA
methodology:
- More flexibility to
calculating the potential
developable area and at
what density it could
accommodate housing.

An overall trajectory - Each site /
broad location assessed within
this review has been identified as
being deliverable, developable, or
not developable.
Risk assessment:
- Expired applications – 21
dwellings per year lost

Yes, but none were applied

N/A

Yes, but none were applied

N/A

Southend

Thurrock

-

-

Sites not capable of
delivering 5 or more
dwellings
- Sites within international
or national environmental
designation
- Site is located within or
adjacent landfill or
unstable land
- Site is within a scheduled
monument or registered
park and garden
- Owner has confirmed site
is not available/legal or
ownership issues
- Steep slopes
- Poor access or road
network, and likely to be
subject to safety issues
- Unacceptable impact of
site on landscape
- Significant effect upon
ecology
- Harm to the significance of
a designated heritage asset
- Likely to be affected by
noise or air pollution from
adjacent uses
Impact on neighbouring
uses
- Unviable
Yes, small site and large site
windfall allowance has been made
due to historically high rate of
windfall sites
To be included in viability report
(TBC)

-

-

-

Sites not considered
available where
inconclusive
information was
received, or where
there were several
landowners, with no
evidence of joint
promotion or
collaboration. (thus
removed)
Housing sites not
capable of delivering 5
dwellings or more
No green belt or
windfall sites
considered yet and will
be considered within
the wider 2017/18
HLAA
Sites discounted at the
suitability stage if in
existing residential use
employment use or
designated open space.
.

No, windfall assessment will be
undertaken by the HLAA to be
released later in the year.
N/A

Broad findings

Trajectory

Stage 1 - baseline
Basildon
Castle Point
(Further review
- One for one replacement
required)
– 2 dwellings lost per
- Set distances from
year
urban areas can be used
- Redevelopment for nonto measure suitability
resi – 12 units per annum
rather than directly
- Viability – 20% deduction
adjacent an urban area
of delivery from flatted
No risk assessment.
developments in Canvey
Island.
- Existing use value – 3.6%
of homes with extant
planning consent
The number of potential
As the current policy position
dwellings within the HELAA will stands (1998 Adopted Local Plan),
not meet the revised OAN using there is insufficient housing land
the existing HELAA
allocated to meet the objectively
Methodology (2015).
assessed needs for housing.
The majority of sites are within
The document contains
the Green Belt, and further work
recommendations to achieve
is necessary.
higher potential including:
- Update HELAA
methodology as its still
based on the Urban
Capacity study 2004
which focused on
housing design and
densities in existing
areas. Large SUEs
outside of existing areas
are measured with the
urban capacity study
when a more justified
approach can be
undertaken.
- Currently sites have to
be directly adjacent to
an urban area. This
could be revised to
allow set distances and
allow larger strategic
sites to be identified by
grouping smaller sites
together.
- No mention of green
belt release or the new
settlement at Dunton.
The trajectory shows that 1,149 Overall trajectory 1 includes all
viable dwellings could come
sites regardless of their current

Rochford

Brentwood

Southend

Thurrock

The supply demonstrates that
there is sufficient suitable,
available and achievable land
to meet the housing needs in
the short term, without
requiring Green Belt Sites.
Green Belt sites that were put
forward are excluded from the
supply because no up to date
Green Belt and landscape
assessment is available on
which to assessed them
against.

Despite the supply of
Brownfield/greenfield sites
within settlement boundaries,
further sites are required. Even
with the Green Belt edge of
urban area sites there is still a
shortfall.

The supply when measures a
Against the identified SHMA
number is significantly less housing
land than required to satisfy the
five-year housing land supply.

The draft findings have found a
total supply which is
significantly below the SHMA
figure and the CLG
standardised methodology
figure.

The document considers
strategic sites and recognises
that further assessment is
required.

No sites within the Green Belt are
considered deliverable within the
next five years, although there are
some that are considered
deliverable in the 5-15 year
timeframe.
Windfall sites play a significant role
in the delivery of housing within
Southend on Sea and a significant
allowance is included.

The trajectory shows that
2,521 dwellings are

Not available – Further work on
calculating the potential

The trajectory shows that 2,522
dwellings are deliverable within 5

Therefore, sites outside the
urban area need to be
considered including those
within the Green Belt.
Windfall sites are to be
assessed in the upcoming
HLAA.

The trajectory shows that 1,956
dwellings are deliverable within

Stage 1 - baseline
Basildon
forward within the first five
years. Although the sites with
permission have to be added to
that. A further 16,258 beyond
five years (based on
constraints).

Castle Point
policy designation. This shows
that 1,473 dwellings are
deliverable over first five years
with a further 6,000 beyond that.
Trajectory 2 has been included
that applies reductions to the
maximum supply based on
identified risks such as aspirations
of landowners and alternative
uses competing for land.
Trajectory 3 has been prepared
that excludes all sites that cannot
be brought forward due to
existing Green Belt policy

Outputs:
Deliverable supply
1,449
(1-5 yrs)
Developable
6,575
Supply (6- 10)
Developable
6,588
Supply (11-15)
Developable
3,095
(beyond 15yrs)
Supply within
Not specified
Green Belt
Windfalls
N/A
Total SHLAA figure 17,707 (table 7) (excludes
(dwellings)
permissions)
Land supply position at base date:
Outstanding
871
dwellings on sites
under construction
Sites with planning 1,554
permission but not
under construction
Sites without
9,266
planning
permission but
subject to
allocations

Rochford
deliverable in the first five
years with a further 982 up to
ten years. It includes those
sites which were already
identified within the Council’s
trajectory, i.e. those which
have an extant planning
permission or are allocated for
housing development, as well
as any additional sites that
have been specifically
identified through this SHELAA
exercise.

Brentwood
delivery trajectories ongoing.
Further detail in relation to the
types of sites is available in the
document

Southend
years, with a further 6,973 beyond
that. Further work is being
undertaken to confirm these
figures

Thurrock
the first five years, plus an
additional 800 permissions on
deliverable green belt sites A
further 3,728 are available up
to 15 years. Developable sites
beyond 15 years are not
considered.

The trajectory will be
reviewed periodically as part
of the Council’s AMR.

1,473

2521

N/A

2,522

2,149

982

N/A

3,994

1,956 + 800 deliverable Green
Belt permissions
2,478

1,748

-

N/A

1,057

1,250

2,104

-

N/A

4,511 (not currently developbale)

N/A

5,471

23,657 (additional)

14,795 (additional0

3,415 (additional)

65,290 (additional)

N/A
7,474 (trajectory 1) (includes
permissions)

N/A
3,503 (Appendix E) (includes
permissions)

N/A
16,662 (excludes permissions)

6,973 (includes permissions)

N/A
6,484 (includes permissions)

119

773

600

1,211

1,069

423

1906

400

1,606

4,185

704

603

6154

1,560

430
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APPENDIX 2: Map of deliverable, developable and
not currently developable sites.
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