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Breckland District Council  
Strategic Housing Land Availability Assessment:  

Proposed Methodology – August 2007 
 
 
 

Introduction 

The planning policy framework for delivering the Government’s national planning 
policy framework for housing is set out in Planning Policy Statement 3 (PPS3). 
Central to Government’s objective is the “Plan, Monitor and Manage” approach. 
Local Authorities should develop policies and implementation strategies to ensure 
that sufficient, suitable land is available to achieve their housing and previously-
developed land delivery objectives. 

Local Planning Authorities should set out in their Local Development Documents 
(LDD) policies and strategies that will allow the continuous delivery of housing, at the 
appropriate level, for at least 15yrs. Drawing on information from the Strategic 
Housing Land Availability Assessment (SHLAA), Local Planning Authorities should 
identify sufficient specific deliverable sites to deliver housing in years 0-5, and 
developable sites in years 6-10 and where possible 11-15. Where it is not possible 
to identify specific developable sites for years 11-15 then broad locations for future 
growth should be indicated. 

Detailed practise guidance on Strategic Housing Land Availability was published in 
July 2007. The proposed methodology for Breckland’s SHLAA has been drafted 
having had regard to this guidance. 
 

Background 

In 2000, Planning Policy Guidance (PPG) 3: Housing was published. This guidance 
explained Government policy towards providing sufficient housing with the emphasis 
on higher density development on previously-developed land within urban areas. 
PPG3 was replaced by Planning Policy Statement 3 in 2006; PPS3 re-affirmed the 
Government’s policy towards the re-use of previously-developed land and requires 
Local Authorities to consider sites that are currently in use but which have the 
potential to be re-developed for housing. PPS3 also explains that it is Government 
policy to ensure housing is developed in suitable locations which offer a range of 
community facilities with good access to jobs, key services and infrastructure.  

The East of England Plan (RSS) will replace RPG6 as the Regional Planning 
Framework that covers Breckland district. Breckland has been given a housing 
requirement of 15,200 new homes identified in the RSS that it needs to provide 
during the period 2001-2021. This target is in part made up by Thetford which is 
designated as a key centre for development and change that will accommodate at 
least 6000 new houses. This level of new housing will inevitably require the release 
of some greenfield land due to the rural nature of the district.  

The updated 2004 Urban Capacity Study sought to accurately establish the quantity 
of discounted previously-developed land available in order to limit the amount of sites 
that need to be released for housing development. The updated 2004 Urban 
Capacity Study will inform the SHLAA in relation to the location of available 
brownfield land when considering the sources of supply.  

Breckland Council’s emerging LDF Core Strategy policies have identified a broad 
distribution of development in accordance with Government policy and the 
consultation results indicate that this distribution has generally met with wide ranging 



 2 

support. This distribution will advise the SHLAA in relation to the position and number 
of adjacent urban area greenfield sites that will be considered as part of this study. 
 

Purpose of the SHLAA, Key Outputs and Processes 

Annex C of PPS3 sets out the functions of a SHLAA, these are 

• Assess the likely level of housing that could be provided if unimplemented 
planning permissions were brought into development. 

• Assess land availability by identifying buildings or areas of land (including 
previously developed land and greenfield) that have development 
potential for housing, including within mixed use developments. 

• Assess the potential level of housing that can be provided on identified 
land. 

• Where appropriate, evaluate past trends in windfall land coming forward 
for development and estimate likely future implementation rate. 

• Identify constraints that might make a particular site unavailable and/or 
unviable for development. 

• Identify sustainability issues and physical constraints that might make a 
site unsuitable for development. 

• Identify what action could be taken to overcome constraints on particular 
sites. 

 

The SHLAA guidance defines the purpose of the assessment as to: 

• identify sites with potential for housing; 

• assess their housing potential; and 

• assess when they are likely to be developed. 
 
 
The key outputs and process requirements as set out within the practise guidance 
are set out in Figures 1 and 2 below:  
 

Figure 1: Strategic Housing Land Availability Assessment Core Outputs 

1 
A list of sites, cross-referenced to maps showing locations and boundaries of 
specific sites (and showing broad locations, where necessary). 

2 
Assessment of the deliverability/developability of each identified site (i.e. in terms 
of its sustainability, availability and achievability1) to determine when an identified 
site is realistically expected to be developed. 

3 
Potential quality of housing that could be delivered on each site or within each 
identified broad location (where necessary) or on windfall sites (where justified). 

4 Constraints on the delivery of identified sites 

5 Recommendations on how these constraints could be overcome and when. 

 
 

                                                
1
 See Paragraph 54 PPS3 
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Figure 2: Strategic Housing Land Availability Assessment Process Checklist 

1 

The survey and SHLAA should involve key stakeholders including house builders, 
social landlords, local property agents and local communities. Other relevant 
agencies may include the Housing Corporation and English Partnerships (a 
requirement in areas where they are particularly active) 

2 

The methods, assumptions, judgements and findings should be discussed and 
agreed upon throughout the process in an open and transparent way and 
explained in the SHLAA report. The report should include an explanation as to 
why particular sites or areas have been excluded from the SHLAA. 

 
The SHLAA should identify sufficient specific sites for at least the first 10 years of a 
plan, from the anticipated date of its adoption, and ideally for longer than the whole 
15 year plan period. Where it is not possible to identify sufficient sites, it should 
provide the evidence base to support judgements around whether broad locations 
should be identified and/or whether there are genuine local circumstances that mean 
a windfall allowance may be justified in the first 10 years of the plan. 
 
Methodology 
 
The SHLAA practise guidance sets out eight main stages to the assessment, with 
two further optional stages. These stages are illustrated in Figure 3 below: 

 

Figure 3: The Strategic Housing Land Availability Assessment Process and 
Outputs 
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Breckland’s SHLAA will adopt the basic structure that is proposed by the practise 
guidance. The details of each of these sections will be described below: 

 
Stage 1 Planning the Assessment 
 
Ideally the assessment will be carried out within the sub-regional housing market 
area, however whilst this is the preferred approach suggested by the guidance it 
does not preclude an individual authority undertaking the assessment – arguably 
sites are fixed and so the geographical scale at which assessments are carried out 
should not matter.  
 
Breckland is currently in the production of its preferred options for its Core Strategy 
DPD of its Local Development Framework (LDF). The other authorities within the 
Housing market Area (HMA) are at different stages in the production of their 
respective LDFs, with one authority, North Norfolk, having already formally submitted 
their core strategy document. Therefore it is not considered that undertaking the 
assessment within the HMA area is appropriate in this instance. Therefore in the 
wider sense the geographical area that will be covered by the SHLAA will be 
Breckland District Council’s executive area. 
 
However, it is accepted that in order to simplify the process of aggregation in the 
future a degree of consistency of approach is required across the HMA. Therefore 
the other authorities within the HMA will be consulted on the process to try and 
ensure a degree of consistency in the method and allow for sub-regional updates of 
the SHLAA at a later date as part of the “Plan, Monitor and Manage” approach. 
 
Coupled with the difficulties of undertaking the SHLAA at the HMA level are the 
difficulties of producing the assessment in partnership with other key stakeholders, 
these difficulties primarily resulting from timescale constraints. However, as will 
become clear in the succeeding sections, clear safeguards will be put in place to 
ensure that sufficient involvement and consultation will take place to ensure that the 
assessment can be considered comprehensive and robust. 
 
The principle human resources for the project will be provided by the Environmental 
Planning section of the District Council in association with the Development Control 
and Housing sections and variously other key stakeholders as identified below. The 
key mile stones for the project are set out in the following table. 
 
 

Table 1: Programme of Work and Key Milestones 

Key Milestone Date 

Planning the Assessment and Production of Draft Methodology 
(Stage1) 

1 Aug 07 

Determining which sources of sites will be included in the assessment 
(Stage 2) 

1 Aug 07 

Consultation on Draft Methodology 6–27 Aug 07 

Desktop Review of Existing Information (Stage 3) and determination of 
which sites and areas will be surveyed (Stage4) 

6 Aug – 3 
Sept 07 

Carrying out of Survey 
13 Aug – 10 
Sept 07 

Estimation of Housing Potential (Stage 6) and Developability of Site 
(Stage7)  

13 Aug – 17 
Sept 07  
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Review of Assessment (Stage8)  
17 Sept - 1 
Oct 07 

Identify and assess housing potential of broad locations (Stage 9) and 
windfalls (Stage 10), where necessary and justified. 

TBC2 

Review, monitor and manage. Continuous 

 

The key stakeholders that have initially been identified for consultation and 
involvement on the SHLAA include: 

o Government Office 

o County Council 

o Home Builders Federation 

o Other authorities within the sub-regional partnership  

o Major planning agents/builders operating within the Norfolk area. 
 
It is important to acknowledge at this stage that although the SHLAA is an important 
evidence source to inform plan-making it does not in itself determine whether a site 
should be allocated for housing development.   
 
Whether a site is developable3 or not is a matter to be considered as part of the plan 
making process. It is for the SHLAA to identify potential sites and their constraints 
and for the plan making process to assess constraints and make a judgement as to 
the extent to which they are developable. 
 

Stage 2 - Determining which sources of sites will be included in the SHLAA 
 
Practise guidance indicates that the SHLAA should aim to identify as many sites with 
housing potential in and around as many settlements as possible in the study area. 
Work has been already been undertaken on updating the Urban Capacity Study that 
was published in 2004. The Urban Capacity Study identified a number of sources of 
supply; these are defined in Figure 3. 
 

Figure 3:  Sources of Supply within the existing Urban Areas. 

Source: Comment: 

Subdivision of existing 
housing 

Where an existing large dwelling is subdivided into two or 
more units. The theoretical potential capacity from this 
source is very high if it is assumed that every large house 
could be subdivided.  However, it is essential to establish a 
realistic appraisal of potential from this source.  

Flats over shops Estimates of the potential from this source vary 
considerably.  There is likely to be some potential in 
Breckland arising from flats over shops.  

Empty homes The stock of empty homes in England varies around 
750,000 which is around 3.7% of the housing stock. Empty 
properties in Breckland are currently in the region of 1580 

                                                
2
 The timing of stages 9 and 10 will be dependant on ongoing work in the SHLAA. These elements may be started 

early or deemed unnecessary based upon emerging finding that cannot be predicted at the time of writing. 
3
 See Paragraph 56 PPS3 
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which is approximately 3.1% of the overall housing stock in 
Breckland. This source of capacity is outside the direct 
control of the planning system; however, emerging regional 
housing figures will have taken empty properties into 
account in their calculations. Therefore in order not to 
double count, empty homes will not be considered as part of 
this study.  

Previously-developed 
vacant and derelict land 
and buildings (non 
housing) 

The sites from this source are those that fit within the 
standard perception of what is previously-developed land. 
The principle starting point for this source is the NLUD-PDL. 
The definition of previously-developed land is contained 
within Annex B of PPS34. 

Intensification of 
existing areas 

By developing areas such as garage courts, large gardens 
and backlands, the use of urban land is intensified. This is 
an area where the theoretical potential is very high but 
realistic capacity may be lower where some constraints may 
be difficult to overcome.  

Redevelopment of 
existing housing 

This category includes poor quality housing where 
redevelopment is the only viable option.  In general terms 
this usually increases density and capacity but in the case of 
very high-density ‘problem’ housing reducing density may 
improve amenity.  

Redevelopment of Car 
Parks 

This source is similar to the intensification of existing areas, 
i.e. having a high theoretical potential however this source 
relates specifically to car parks.  

Conversion of 
commercial buildings 

Conversion of rural buildings to residential use has been 
popular for sometime whereas conversion of urban buildings 
such as offices has become more popular over the last ten 
years. There are particular problems with estimates of 
capacity from this source such as the wide variation in 
schemes being developed and the consequent problems 
with extrapolation of past trends.  

Review of existing 
housing allocations 

Revisiting existing housing allocations and assessing them 
within the current policy context may lead to sites being 
used more efficiently through the application of different 
design and layouts or result in a better mix of size and type 
of dwelling.  However in some cases, it may lead to 
allocations being deleted if they are considered to no longer 
represent the best way of achieving policy objectives.  

Review of other 
allocations 

 

 

 

Revisiting other existing allocations is likely to be productive 
as quantitatively there is probably more land allocated than 
is needed. Furthermore, qualitatively these allocations may 
not be well located due to changes in the economy and 
market forces may deem these surplus to requirements.  
There may also be potential for mixed uses. Given the 
peripheral location of the remaining allocations the relevant 
density assumption outlined in the methodology has been 

                                                
4
 The 2004 Urban Capacity Study referred to the then current PPG3, this reference has been 

updated for the purposes of the SHLAA. 
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used to generate an unconstrained housing capacity figure.  

Vacant land not 
previously developed 

This source can be found by examining land as part of a 
comprehensive survey within the study area that has not 
previously been excluded by virtue of another designation or 
caveat. This may provide limited capacity, however there is 
likely to be some former or current Council owned land 
particularly that may be suitable for inclusion in this section.  

Density increases on 
existing outline planning 
permissions 

Sites within the identified settlements within the scope of the 
study that have the benefit of outline planning permission 
will be re-examined in light of density considerations put 
forward by this methodology. There may be some 
opportunity for density increases as a result of 
improvements in site layout, design and mix of dwelling 
types and any potential gain in numbers will be recorded. 
The likelihood of existing outline and detailed permissions to 
be brought forward to completion within the plan period will 
also be assessed along with the outstanding level of 
housing on sites currently under construction5.  

 
The intention of the SHLAA is not to replicate work that has already been undertaken 
to update the 2004 Urban Capacity Study (UCS), but there is a clear need to expand 
the UCS methodology to comply with the requirements of SHLAA. The sources and 
definitions used in the UCS will be retained for the purposes of the SHLAA. The sites 
that were defined when the work to update the Urban Capacity Study was 
undertaken will form the basis of the SHLAA. However, there will be a clear need to 
update this land database and further survey work will be undertaken to remove sites 
from the study that are no longer available or to identify further sites that have 
subsequently come forward.  
 
In addition to these sources of supply that were identified by the Urban Capacity 
Study PPS3 requires the SHLAA to identify buildings or areas of land (including 
previously developed land and greenfield) that have development potential for 
housing, including within mixed use developments. This gives scope to consider a 
more comprehensive area than was taken into account in the updated 2004 Urban 
Capacity Study. Therefore the additional sources of supply identified in Figure 4 will 
be assessed for their housing potential in the SHLAA. 
 

Figure 4: Additional sources of supply that will be considered by the SHLAA 

Previously developed, 
vacant and/or derelict land 
and buildings (non-housing) 

This category is expanded in the SHLAA to cover all land that 
falls within the definition of previously-developed land 
contained in Annex B of PPS3, including those which would 
previously have been excluded as they are located outside of 
an existing built up area. Examples of PDL might be former 
industrial land, derelict buildings and vacant lots. Some sites 
may have temporary uses on them such as car-parking. 

                                                
5
 The 2004 Urban Capacity Study considered the potential for density increases on sites with existing outline 

permission and which was likely to yield more than 5 dwellings. The SHLAA will identify sites with both an outline and 
a detailed consent and will identify potential density increases where appropriate and will seek to assess the 
likelihood of when sites with an existing consent will be delivered. 
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Greenfield sites adjacent to 
existing built up areas. 

 

In order to make a comprehensive assessment of land 
availability and in order not to narrow down options for the 
plan making process, consideration also needs to be given to 
greenfield sites adjacent to, or within, existing settlements.  

 
Therefore the SHLAA will consider not only previously-developed land within the 
existing built up areas, but also previously developed land outside these areas and 
appropriate greenfield areas on the edge of settlements.   
 
The rural nature of the district means the areas of land that would potentially fall into 
these additional categories, particularly greenfield land, is very large. In reality the 
potential magnitude of this source would mean that a survey taking into account all 
land within the definitions would be unmanageable. Therefore, it is considered a 
further limiting factor needs to be put in place at this point.   
 
Practise guidance indicates that provided adequate justification can be produced, 
particular types or areas of land may be excluded from the assessment6. PPS3 
explains that it is Government policy to ensure housing is developed in suitable 
locations which offer a range of community facilities with good access to jobs, key 
services and infrastructure.  
 
The evidence base underpinning the emerging policies of the LDF have identified a 
hierarchy of settlements that can reasonably able to accommodate further residential 
development, and therefore only the greenfield sites on the edge of these 
settlements will be assessed.  
 
For the purposes of this study, land promoted for the purposes of a stand alone 
settlement will not be assessed at this stage. It should be noted that the purpose of 
this document is to advise the production of the LDF, it does not define the locations 
of new development that will be defined by the LDF, just because land is assessed in 
this document does not mean that it will be allocated for new developments, and visa 
versa.    

The settlements that have been identified in the emerging LDF are: 

Thetford     Attleborough 

Dereham     Swaffam 

Watton     Banham 

East Harling    Great Ellingham 

Mattishall     Narborough 

Necton     North Elmham 

Old Buckenham    Saham Toney 

Shipdham     Swanton Morley 

Weeting 

 

No site size threshold was applied to the analysis that was undertaken when the 
Urban Capacity Study was undertaken and this will approach will be continued within 
the existing urban areas. Brownfield sites and greenfield land on the edges of 

                                                
6
 See paragraph 21 of SHLAA practise guidance 
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settlements will only be assessed site likely to yield 10 or more units will be 
considered. In addition, it is only considered necessary at the initial stage to identify 
greenfield sites adjacent to urban areas in Thetford and the other 4 Market Towns, 
from now on referred to as the key locations; evidence base informing emerging 
policies indicates that these locations are likely to see by far the most concentrated 
housing growth and therefore are likely to be the most important sources of housing 
land. 

Stage 3: Desktop review of existing information 
 
Having identified the potential sources of capacity, shown in the above table, it is 
necessary to illustrate how existing information will be reviewed to inform this 
assessment. This is to allow a clear understanding of how the data has been 
gathered and to ensure thoroughness in the approach. 
 
The first task will be to review the existing sites that have been identified by the 
Urban Capacity Study. As previously stated, work has already been undertaken to 
update the Urban Capacity Study and this will be used as the starting point of the 
SHLAA; a review will be made of the sites that have been identified using the 
planning register, council tax records, consultation with development control 
colleagues and site investigations to identify whether the sites have now become 
unavailable for housing development.  
 
After the accuracy of the existing evidence base has been verified work will be 
undertaken to identify sites that have subsequently come forward. 
 
The data sources that will be used in the desktop review to identify additional sites 
that have come forward will include: 

• NLUD PDL 

• Breckland Council Town Centre Retail Study 

• Breckland Council Employment Land Review 

• Breckland Council Urban Capacity Study 

• Council Tax Records  

• Scaled Base Maps 

• Aerial Photography; and, 

• Consultation with development control colleagues and key stakeholders7 
 
In addition to the methods that have already been detailed, the council’s register of 
sites that have been promoted for development will be plotted on to base maps to 
assist consideration of these sites in the SHLAA. 
 
Stage 4: Determining which sites and areas will be surveyed 
 
Having identified the sources of supply and the areas that have been promoted for 
residential development through the LDF process, consideration will be given to 
those sites that will be considered by the SHLAA, where appropriate. 
 

                                                
7
 Agents, developers and landowners who will be consulted on this methodology are 

encouraged to come forward to identify and sites that have not already been promoted 
through the LDF and that they consider may be suitable for residential development. 
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In essence all sites identified with reference to the sources of supply within the 
existing built up areas (as defined by the settlement boundaries shown on the 
existing local plan) of the towns and potential service centre villages identified to date 
in the emerging LDF will be considered. Also to be considered will be greenfield sites 
on the edges of the key locations that have been identified though the desktop 
survey and that are capable of yielding 10 or more dwellings.  
 
No defined outer limit for sites in the key locations will be established at the point as 
necessarily the extent to which it would be reasonable to consider locations will differ 
depending on the individual characteristics of those locations. Therefore a location 
specific rational will be applied, which will consider issues such as natural features, 
hard edges, i.e. roads, and other such features to identify outer limits in specific 
instances.  
 
Additional consideration will also be given to brownfield sites outside of these 
settlements that have been identified during the desktop survey and are likely to yield 
more than 10 dwellings.    
 
Step 5: Carrying out the Survey 
 
Where information held on file about specific sites is considered unreliable or new 
sites are identified, site surveys will be carried out to get an up-to-date view on 
development progress (where sites have planning permission), and to identify any 
possible constraints to development.  
 
Site surveys will identify and record the following characteristics where appropriate: 
 

• Site size; 

• Site boundaries; 

• Current use(s); 

• Surrounding land use(s); 

• Character of surrounding area; 

• Physical constraints, e.g. access, steep slopes, potential for flooding, natural 
features of significance, street furniture or pylons etc; 

• Development progress; 
 
Stage 6: Estimating the housing potential of each site 
 

The information gathered in the field will be used to construct detailed profiles of sites 
that are to be included in the study. This will enable accurate assessments to take 
place of a site’s housing potential. 

 
In order to produce a transparent result from which to base the discounting exercise 
upon, this study will use a methodology that aids clarity and illustrates how each 
capacity has been arrived at.  This will be achieved by utilising a series of multipliers, 
which are based upon a pre-defined set of criteria. The criteria have been set in order 
to reflect the circumstances that are most desirable in this District.  This study 
recognises that it is important to consider national standards, but is also important to 
reflect local issues.  The criteria have been developed in such a way as to show the 
most accurate unconstrained capacity figure possible. It must be stressed that this is 
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not a deliberate attempt to discount the results, but is designed to show how the 
unconstrained capacity figure has been reached, and to openly show that it is 
realistic.  
 

This method recognises that using broad-brush techniques such as typical urban 
area studies to generate capacity figures may lead to unrealistic results in a more 
rural context such as Breckland.  Therefore, by using a single formula utilising a 
number of different multiplier values will illustrate that this methodology is as 
transparent as possible. These multipliers and their values are explained below:  
 
The density multiplier is to be used to show the density that a site can theoretically 
achieve. The multiplier that will be applied to each site will be based on the 
accessibility of the site, and its geographical location.  Therefore, those sites that are 
located in areas with good access to public transport such as Town or District centres 
will be capable of supporting higher density developments.  The less accessible a 
site is, the less sustainable it is considered, and as a result a lower density multiplier 
will be applied to it.  The following table shows the multipliers that will be used:  

Accessibility/ Location Density Multiplier 

1. Most accessible (Town or District centre) 60 

2. Edge of Centre 50 

3. Edge of town 40 

4. Out of town & Local Service Centre villages 35 

 

The reasoning for this approach is due to the expectations of paragraphs 46 & 47 of 
PPS3 that seeks to encourage local authorities to set out a range of densities across 
the plan area with a minimum of 30 dwellings per hectare (dph). The Council 
considers that a greater density could be achievable in certain locations, as 
advocated by bullet three of paragraph 46.  For example, in town centre locations 
with good access to public transport, 50 dph may fall well below the density at which 
the site could reasonably be developed.  This is exampled by a development of flats 
in a sustainable town centre location that could potentially reach 60-70 dph without 
harming amenity. Therefore it is important for this study to take these factors into 
account.  
 
Sites of a certain size will, if developed, require other infrastructure to serve them, 
e.g. incidental open space; landscaping, access roads and children’s play space. 
Therefore a calculation of net dwelling density8 must be made to ensure a realistic 
figure of the dwellings that will yield from a particular site.  Therefore, the site size 
multiplier is in effect a device to calculate an approximate ‘net developable area’ on a 
given piece of land.  Therefore, in assessing the size of a site, a certain scale of 
physical infrastructure is required, and one of the multipliers illustrated in the table 
below should be applied.  The provision of open space would only be expected on 
larger sites and sites of this scale would also be expected to require major service 
roads, hence their inclusion together as a multiplier.  

Rules Multiplier 

Minor service roads (sites up to 5 dwgs) 1 

                                                
8
 See Annex B of PPS3 
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Major service roads (sites between 6 – 25 dwgs) 0.9 

Provision of open space & major service roads (sites 0.83 ha/ 25+ 
dwgs) 

0.8 

 
Breckland Council's current adopted Local Plan states that provision for Open Space 
will be provided on sites where there are to be 25 dwellings or more. However, 
emerging evidence base originating from the recent Open Space Assessment 
supports provision of open space on sites of 30 or more dwellings. In order to ensure 
that the SHLAA uses the most up-to-date information coming from the evidence base 
this higher threshold of 30 dwellings will be used for the purposes of the SHLAA. This 
is converted into a multiplier that can be applied to sites based on size using an 
assumed minimum density of 35 dph derived from the rationale used by the density 
multiplier. 
 
The calculation is as follows: 
 
1÷35 x 30 = 0.86  
 
Therefore, all sites above 0.86 ha will be subject to the Open Space and Major 
Service Roads multiplier. 

Under current Local Plan policies, the provision for formal Open Space in new 
developments would not be required where it is not considered to be an efficient use 
of land.  For example, this could be a development in a town centre location where 
open space would not make best use of land. In addition, this could be applied to a 
site in a location in very close proximity to an existing area of open / recreation space 
which meets the need of the development. In this case the major service road 
multiplier only will be applied to reflect this approach.  

Where a site has been identified for inclusion in the study, it is important to consider 
the effect of shape on the likelihood of the site reaching the density implied by the 
initial multiplier figure.  If a site is of an elongated or highly irregular shape, due to the 
positions of the site boundaries themselves or other site characteristics or physical 
constraints, this may prevent the desired density being achieved as it would be 
difficult to utilise high quality design techniques in order to achieve the maximum 
density figures.  Therefore, by using a site shape multiplier this take difficult site 
shapes into account in order to generate a more reliable ‘unconstrained’ capacity 
figure.  

Shape Multiplier 

Regular shape which facilitates well designed schemes 1 

Long or highly irregularly shaped site where design is highly 
difficult 

0.75 

 
The following calculation is an example of how the initial ‘unconstrained’ capacity 
figure has been reached: 
 
site area x density multiplier x shape multiplier x size multiplier = Unconstrained 
Capacity  
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Stage 7: Assessing when and whether sites are likely to be developed 
 
The next stage of the assessment is to consider and identify whether sites are 
genuinely available for development and are realistically developable. The 
assessment of development constraints is inherently judgemental and therefore it is 
important that this takes place once the unconstrained capacity has been identified.  
 
It is important to reiterate at this stage that whether a site is developable or not is a 
matter to be considered as part of the plan making process. It is for the SHLAA to 
identify potential sites and their constraints and for the plan making process to 
assess constraints and make a judgement as to the extent to which they are 
developable.  
 
PPS3 defines developable as sites in a suitable location for housing development 
with a reasonable prospect that the site is available for, and could be developed at 
the point envisaged. 
 
In order to assess how developable a site is a framework for identifying constraints 
has been identified, and comprises the following criteria: 
 
Physical Qualities of Site One of the key aspects to consider when assessing 
whether a site is realistically developable or not is the physical qualities of the site 
itself. For example a site that is in need of significant remediation works to address 
contamination issues may not have sufficient residual value to make it a viable or 
attractive development opportunity. Three criteria have been defined by which to 
assess the constraints that may impede development in relation to the physical 
qualities of the site.  
 
Highways – This will be assessed on an individual site basis having had 
consideration to the quality of any current access to the site, the standards of the 
Highways Authority and the potential for Highway improvements to overcome any 
restriction identified. 
  
Contamination – Sites will be assessed in relation to known contamination issues as 
identified on the council’s GIS system and EA maps, and in addition against a 
realistic appraisal of likely anticipated contamination problems, e.g. it would be 
reasonable to assume that a petrol station would need to undertake a degree of 
remediation. 
 
Utilities – Sites will be assessed in relation to known utility or servicing constraints. 
 
Environmental Sustainability Another key to the consideration of the likelihood of a 
site being delivered is any environmental constraints relating to the site or its 
immediate surroundings. These may take the form of existing conservation 
designations or known flood risks, but will also take into account Government policy 
to make the most efficient use of land by re-using previously developed land. 
 
Designated / Protected Areas – The council’s GIS system and Local Plan maps will 
be used to identify any existing designations that apply directly to the site, or are 
adjacent to it and are likely to have an impact that will be likely to affect the 
developability of the site. 
 
Flood Risk – The council’s GIS system and EA maps will be used to identify whether 
a particular site is subject to a significant risk of flooding. 
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Nitrate Sensitivity – The council’s GIS system and EA maps will be used to identify 
sites within areas that have particular nitrate sensitivity. 
 
Proximity to Pollutant Sources – The likelihood of the site being affected by adjacent 
sources of pollution such as air quality, noise and vibration will be considered with 
reference to known adjacent uses and site specific surveys where necessary. 
 
PDL – Government guidance in the form of PPS3 emphasises the preferential re-use 
of previously developed land. Consideration will be given to the proportion of any 
particular sites that falls within the definition of previously developed land.  

 
Operational / Economic Availability If a site is currently being used for another 
purpose then there can be no guarantee that the use will cease. Additionally it is 
accepted that some sites will be important sites for purposes other than housing, i.e. 
employment. Consideration will be given to a sites current use, the likelihood of that 
use continuing and whether the site has been identified as being an important 
employment location. 
 
Existing Use in Operation – Consideration will be given on a site by site basis to any 
existing use that is currently in operation on any particular site. An estimation will be 
made about how enduring the use is likely to be. 
 
Important Employment Location – The Breckland Council has undertaken an 
Employment Land Review. Reference will be made to this document in assessing 
whether or not it is important for the district that a site be retained for employment 
uses. 
 
Accessibility PPS3 explains the Governments objective to ensure that housing is 
developed in suitable locations which offer a range of community facilities with good 
access to jobs, key services and infrastructure. Therefore consideration will be given 
to the accessibility of sites in relation to key amenities and facilities that should be 
available to communities. PPG13 sets out the Government’s objectives to promote 
more sustainable transport choices, and accessibility to jobs, shopping, leisure and 
other facilities. Local authorities should actively manage the pattern of urban growth 
and the location of major travel generating development to make the fullest use of 
public transport.  
 
Access to Public Transport – In order to provide a range of facilities and promote 
more sustainable transport choices it is considered essential to ensure that new 
development has good access to public transport. Sites will be assessed on their 
proximity to public transport and the quality of those services. Better Places to Live 
by Design: A Companion Guide to PPG3 gives an indicates that to be a realistic 
alternative to the car regular bus stops at intervals of 2-300metres should be 
provided, the upper value of 300metres (5mins) will be used as the basis for the 
assessment in this instance. 
 
Access to Facilities – In order to accurately assess the accessibility of the site in 
relation to key facilities, consideration will be given to the proximity of facilities to 
potential sites. Better Places to Live by Design: A Companion Guide to PPG3 gives 
an indicates that an assessment of the facilities within 800m (10mins) of an area will 
provide a good indication of facilities that would be comfortable to access on foot, this 
will form the starting point of the assessment for access to facilities. 
 
Access to Open Space – PPG 17 states that open spaces, sport and recreation all 
underpin people's quality of life. It is considered essential that new development 
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should have access to a good range of recreational facilities and open space and 
therefore sites will be considered on the basis of their proximity to an appropriate 
area of open space and/or the potential for additional open space to be provided on 
site. Better Places to Live by Design: A Companion Guide to PPG3 gives an 
indicates that an assessment of the facilities within 800m (10mins) of an area will 
provide a good indication of facilities that would be comfortable to access on foot, this 
will form the starting point of the assessment for access to open space. 
 
Access to Employment - PPS3 explains the Governments objective to ensure that 
housing is developed in suitable locations with good access to jobs. Consideration 
will be given to the site’s proximity and accessibility to employment opportunities. 
 
Viability Issues Viability is a key to assessing the likelihood of a site being delivered. 
A straightforward example of where viability would be an issue would be where the 
site owner does not want to develop; clearly this would be a significant factor in 
determining the developability of the site. Three criteria have been defined to assess 
the general level of viability of a settlement. 
 
Land Value Viability - In general terms sites that are going to yield a greater financial 
return are going to be more attractive from a commercial perspective. Breckland’s 
Strategic Housing Market Assessment has given consideration to the viability of 
providing affordable housing on sites at various size thresholds in both urban and 
rural locations. This can be used as a very rough assessment of the uplifted value of 
a site with residential planning permission, and therefore its commercial 
attractiveness. This assessment will be used as the basis of the assessment of the 
Land Value Viability Assessment. 
 
Site Ownership / Intention of Land Owners – Complex sites with multiple land owners 
and potential ransom strips can have a significant impact upon the delivery of 
development on site. The Council possesses a significant body of evidence through 
land representations received during the LDF process, and these will be used to 
assess the developability of particular sites. Where land ownership information is not 
known the Council will seek to establish land ownership and where possible the 
owners intentions. If it is not possible to establish land ownership a cautious 
approach will be taken towards this constraint. 
 
Infrastructure Constraints – Although allied to utilities constraints assessed under the 
physical qualities of the site, there may be additional infrastructure constraints that 
will affect the deliverability of some sites, e.g. inadequate highway junctions or school 
capacity constraints. As these are predominantly off-site constraints they have been 
separated from the physical qualities of the site. An assessment will be made about 
any known infrastructure constraints that will impact upon the developability of any 
particular site. 
 
Quantification of constraints to development 
 
In order to quantify the impact of the constraints that have been identified each site 
will be individually scored between 1 and 5 on each of the constraints, a low score 
will indicate that a constraint is severe and is likely to have a significant detrimental 
effect on the developability of the site. A high score will indicate that the constraint 
should have little impact upon the developability of the site. Therefore sites scoring 
more highly will be more developable. It should be re-iterated that a high score in 
the SHLAA will not mean that a site will ultimately be allocated for housing 
development in the LDF.  
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The criteria used in the SHLAA are necessarily broad and to a large degree policy 
neutral. This has been done in order to ensure that, within reason, all available sites 
have been assessed in order to get a true picture of land availability. The plan 
making process will undertake a more detailed assessment of sites and will take into 
account representations made in response to the consultation that has and will be 
undertaken. This document should therefore not be considered the last word of the 
Planning Authority on sites for housing development. 
 
The following table sets out the criteria and scoring system for the deliverability 
assessment: 
 

Table 2  - Deliverability  

Score 1 2 3 4 5 

Physical Qualities of Site 
Highways Severely 

Restricted 
Highway 
Access 
without 
potential for 
improvement 

Restricted 
access with 
potential for 
improvement, 
significant 
works 
required.  

Adequate 
access needing 
only minor 
improvements. 

Satisfactory 
access 
needing 
nominal 
improvements. 
 
 
 
 

Excellent 
Highway 
Access 
without need 
for 
improvement 

Contamination 
 
 
 
 

Severe land 
contamination 
issues 

Problematic 
land 
contamination 
issues 

Some 
remediation 
required. 

Slight 
remediation 
required. 

No Land 
Remediation 
Required 

Utilities Un-serviced 
site with major 
capacity 
constraints / 
issues 

Un-serviced 
site with 
moderate 
capacity / cost 
constraints. 

Part serviced 
with moderate 
capacity / cost 
constraints. 

Fully serviced 
with minor 
capacity / cost 
constraints. 

Fully serviced 
with no 
capacity 
constraints. 

Environmental Sustainability 
Designations / 
Protected 
Areas 

International / 
National 
significance 
(SSSI, ANOB, 
Grade I Listed 
Building) 

Regional 
significance 
county wildlife 
site, Grade II 
& II* listed 
buildings 

Local 
significance, 
e.g. 
conservation 
area. 

Community 
significance, 
local nature 
reserve / 
green-space. 

No 
environmental 
constraints or 
designations 

Flood Risk Within Flood 
Zone 3 as 
defined by the 
Environment 
Agency 

Within Flood 
Zone 2 

Within Flood 
Zone 1 

Adjacent Flood 
Zone 1 

No significant 
risk from 
flooding. 

Nitrate 
Sensitive 
 
 
 

Defined as a 
Nitrate 
Sensitive 
area. 

Close to a 
Nitrate 
Sensitive area 
and is likely to 
complicate 
development. 
 

An area of 
Nitrate 
Sensitive will 
have a minimal 
impact upon 
development. 
 

An area of 
Nitrate 
Sensitive will 
have a 
negligible 
impact upon 
development. 
 

No issues in 
respect of 
Nitrate 
Sensitivity. 

Proximity to 
Pollutant 
Sources 

Site is in close 
proximity to 
pollutant 
sources that 
are likely to 
have a 
significant 
impact on the 
site. 
 

Site is close to 
sources of 
pollutants that 
will have a 
moderate 
impact on the 
site. 
 

Site is close to 
sources of 
pollutants that 
will have a 
minor impact 
on the site. 
 

Site is close to 
sources of 
pollutants, but 
these are likely 
to have a 
negligible 
impact on the 
site. 
 

Site is not 
near any 
significant 
pollutant 
sources. 
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Previously 
Developed 
Land 

Site 100% 
Greenfield 

> 70% 
Greenfield 

~ 50% 
Greenfield 

>70% 
Brownfield 

Site 100% 
Brownfield 

Operational/Economic Availability 
Existing Use 
in Operation 

Existing Use 
in operation 
with little 
prospect of 
ceasing. 

Existing use in 
operations. 
Some chance 
of use 
ceasing. 

Existing use in 
operation. 
Reasonable 
chance of use 
ceasing. 

Temporary use 
in operation / 
Existing use 
likely to cease. 

Vacant land 
without any 
existing 
operations in 
effect. 

Important 
Employment 
Location 

Large scale 
site identified 
as being an 
important 
employment 
site in the 
Employment 
Land Review  

Medium scale 
site identified 
as being an 
important 
employment 
site in the 
Employment 
Land Review 

Small scale site 
identified as an 
important 
employment 
site in the 
Employment 
Land Review / 
Unidentified 
Medium Scale 
Site. 

Small scale 
employment 
site, not 
identified in the 
Employment 
land review. 

Site has no 
identified 
value as an 
employment 
site. 

Accessibility 
Access to 
Public 
Transport 

No bus stop 
within 20mins 
walk 

Bus stop 
within 20mins 

Bus stop within 
15mins 

Bus Stop within 
10mins 

Bus stop 
within a 
5minute walk. 

Access to 
Facilities 

No facilities 
within 800m. 

Within 800m 
of a village 
shop.  

Small shopping 
parade within 
800m 

Facilities of a 
service centre 
village within 
800m 

Within 800m 
of a Town 
Centre  

Access to 
open space.  

No open 
space within 
800m and no 
prospect of 
open space 
being provide 
on site. 

Not within 
800m of any 
open space, 
but 
opportunity to 
deliver small 
area of open 
space. 

Within 800m of 
small area of 
open space 
and opportunity 
to deliver 
another small 
area. 
Opportunity to 
deliver medium 
sized area. 
 

Within 800m of 
medium scale 
area of open 
space and 
opportunity to 
deliver further 
small area of 
open space. 

Significant 
area of open 
space within 
800m / Clear 
opportunity for 
delivery of 
open space on 
site. 

Access to 
Employment 

Poor access 
to 
employment 
opportunities. 

Acceptable 
access to 
employment 
opportunities. 

Reasonable 
access to 
employment 
opportunities. 

Good access 
to employment 
opportunities. 

Excellent 
prospects for 
linkages to 
existing 
employment 
opportunities. 

Viability Issues 
Land Value 
Viability 

Brownfield 
land with 
significant 
constraints: All 

Brownfield 
land with 
moderate 
constraints or 
Greenfield 
with Major 
constraints. 

Greenfield land 
with moderate 
constraints. 
Brownfield land 
with minor 
constraints. 

Greenfield land 
with minor 
constraints. 
Brownfield with 
no constraints. 

Greenfield 
land without 
significant 
constraints: All 

Ownership Site in multiple 
ownership, 
ransom strips, 
owner not 
willing. 

Multiple 
ownership, but 
issues are 
solvable. 

Minor un-
prohibitive 
ownership 
issues 

Single owner, 
but site is not 
being 
promoted. 

Site with a 
willing 
developer 
promoting the 
site. 

Infrastructure 
Constraints 
(Schools, 
Health, Road 
etc) 

Severe 
Capacity 
Constraints / 
Issues.  

Major 
Capacity 
Constraints / 
Issues. 

Moderate 
Capacity 
Constraints / 
Issues. 

Minor Capacity 
Constraints / 
Issues. 

No 
Infrastructure 
Capacity 
Constraints or 
Issues. 
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Delivery of sites 
 
For each of these factors an assessment will need to be made about whether they 
are an advantage or disadvantage, directly or indirectly related to the site and 
whether issues are short, medium or long term. 
 
This assessment can then be developed into an indicative ranking of sites in terms of 
advantages and disadvantages they offer. Sites can then be categorised to give an 
indication as to whether they are suitable for inclusion as allocations in the first five 
years of the plan, years 5-10, 11-15 or beyond9.  
 
Identify actions to overcome constraints 
 
The final part of the SHLAA is to identify actions that could overcome the constraints 
that have been identified as part of the assessment of developability. The actions that 
relate to a particular site will be necessarily individual, and therefore it is difficult to 
predict what form those identified actions might take. 
 
However, it should be noted that although every effort will be made to make a full and 
realistic assessment of the necessary actions to overcome a particular constraint, it 
does not preclude further issues or actions being identified as necessary within 
another part of the planning process at a later date. Also, the identification of 
constraints should not be seen as a determination on whether a site is developable 
or not, this is a judgement that will be made in the plan making process.  
 
The identification will also be undertaken without any formal financial assessment of 
the implications of certain actions on the viability of delivering the site. The 
assessment of actions is intended to identify options for solutions, and although it will 
assist in overcoming problems the identification of potential actions will not identify a 
definitive solution to the problems of a particular site.  
 
Stage 8:  Review of the Assessment 
 
Once the initial survey work has been carried out and an assessment made of the of 
the different sites’ developability/deliverability, a theoretical housing trajectory can be 
established. This review will also include a risk assessment about whether the sites 
will come forward as anticipated.  
 
Based upon rudimentary estimations it is not anticipated that the District is likely to 
discover a shortfall in the sites that are available for development. However, if at this 
stage it becomes apparent that insufficient sites have been identified and that further 
sites need to be sought work will be undertaken to review the sources included within 
the SHLAA and to assess potential broad locations for development or potentially 
windfall. It should be noted that the lack of a site size threshold for assessment of 
sites in existing built up areas coupled with the rural nature of the district is likely to 
result in windfall being a very minor element of any additional provision if a shortfall is 
identified in the review. 
 
 

                                                
9
 Agents, developers and landowners who will be consulted on this methodology are 

encouraged to identify estimates of when they consider sites likely to be able to come forward 
for development, and particularly in the case of large site the anticipated rate completions for 
the site.   
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Stage 9: Identifying and assessing the housing potential of broad locations 
(where necessary) 
 
Where specific sites cannot be identified for housing in years 11-15 and beyond 
broad locations where new housing development is considered feasible will be 
identified. This will benefit the process which makes positive choices about housing 
development, rather than being reactive to development opportunities as they arise.  
 
Examples of broad locations suggested by the practise guidance include: 
 
Within adjoining settlements – for example, areas where housing development is 
or could be encouraged, and small extensions to settlements; and 
 
Outside settlements – for example major urban extensions, growth points or growth 
areas. 
 
Where broad locations have been identified, estimates of potential housing supply 
will be developed having had regard to: 
 

• Any evidence underpinning the RSS 

• The nature and scale of the opportunities within the broad locations; and 

• Market conditions. 
 
Stage 10: determining the housing potential of windfall 
 
Windfall sites are previously developed sites that come forward for development but 
have not been specifically identified as available in the plan process. PPS3 sets a 
clear expectation that the supply of land for housing should be based on specific 
sites. However, where local circumstances dictate allowances can be made on the 
basis of examining past trends in windfalls coming forward for development and on 
the likely future implementation rate.   
 
As the SHLAA will assess all available land for housing and will include land currently 
in other uses and, in addition, as no size threshold has been applied to the site 
identification within the urban areas the likelihood of both small and large windfall 
sites is significantly reduced. Therefore it is not considered likely that Breckland will 
seek to rely on a windfall estimate to make up for any shortfall in provision. Any sites 
which do come forward and have not been identified in this assessment will add / 
provide additional housing above the trajectory floor.   
 
Testing and Future Work 
 
This SHLAA is intended to provide strategic view of the potential capacity and 
developability of previously-developed and greenfield land adjacent to the key 
settlements that could accommodate residential development within Breckland. It is 
proposed that this study is reviewed and revised regularly in order to enable a better 
estimate of the rate and timescale by which sites may come forward for development.  

The study will be backed up by a database of specific sites, and it is this background 
information that will be used as a basis for further work. This study is the first edition 
of the Strategic Housing Land Availability Assessment in the district and seeks to 
review and build upon the findings of preceding Urban Capacity Studies and 
complement the Strategic Housing Market Assessment.  
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In future reviews of this study, the assumptions made will be tested against trends in 
housing activity. It is hoped that an approach of tracking individual sites will enable a 
more detailed projection of the development of previously-developed sites and 
assessment of urban extensions.  

 

 


