
BRECKLAND COUNCIL 
 
Report of the Strategic Director of Transformation to the  
Policy Development and Review Panel 1  - 16th December 2008 
 
REPORT OF THE FINDINGS OF THE STRATEGIC HOUSING LAND AVAILABILITY 
ASSESSMENT 
 

1. Purpose of Report 

1.1 The Strategic Housing Land Availability Assessment is an essential piece of the 
evidence base for the Local Development Framework required by national 
guidance, set out in Planning Policy Statement 3: Housing. The purpose of the 
assessment is to identify sites with potential for housing, assess that potential 
and predict when those sites are likely to be developed. A key process 
requirement of the Strategic Housing Land Availability Assessment is involving 
the private sector. This report advises Members of the findings of the study to 
date.  

 

2. Recommendations 
 It is recommended that the Panel: 
 
2.1 Note the changes to the SHLAA methodology, and agree the findings of the 

assessment for use in the preparation of the LDF. 
 

 
Note:  In preparing this report, due regard has been had to equality of opportunity, 
human rights, prevention of crime and disorder, environmental and risk management 
considerations as appropriate.  Relevant officers have been consulted in relation to any 
legal, financial or human resources implications and comments received are reflected in 
the report. 
 

3. Information, Issues and Options 

3.1 Background 

3.1.1    This report follows on from previous Strategic Housing Land Availability Assessment 
(SHLAA) reports brought to Policy Development and Review Panel 1 on the 11 
March, and 5 May 2008. The Breckland SHLAA steering group has also met on 
several occasions since the previous meeting in order to consider any outstanding 
issues.   

3.1.2  The first meeting of the Steering Group was held on the 11 April 2008, with 
subsequent meetings held on 6th June, 8th September and 10th November. The 
group  comprised representatives from Abel Homes Ltd, Bidwells, Norfolk Homes 
Ltd, Norfolk County Council, Parsons and Whittley Ltd, Savills (L&P) Limited and 
Breckland District Council’s Development Control, Strategic Housing and Planning 
Policy sections. The Steering Group considered a number of issues regarding the 
assessment, including: the operation of the steering group, review of Breckland’s 
draft Strategic Housing Land Availability Assessment, recommendations for 
revisions to the methodology and for additional work that was needed before 
decisions on the revisions to parts of the methodology could be made, and ultimately 
before any sites that could be assessed. 

3.1.3    Since the previous report was brought to members on 6th May, the SHLAA steering 
group has recommended a number of further amendments to the methodology 
previously agreed. These consist of:  

• a reduction in the density multipliers to be used by approximately 10%. This is to 



ensure greater realism in the assessment;  

• amendments to the constraints assessment matrix to aid identification and 
assessment of severity of any constraints identified; 

• Develop standardised costs to be used in the viability model (including site 
acquisition costs, professional fees, affordable housing, libraries, education and other 
development costs) 

• Utilise a ‘traffic light’ system to highlight viability by site. 

3.1.4   The revised methodology was also the subject of wider consultation with stakeholders 
in September 2008. This consultation elicited four responses, which made a number 
of minor detailed points in relation to the methodology. None of the comments 
received have directly resulted in the need to recommend additional changes to the 
methodology.  

3.2 Findings of the SHLAA 

3.2.1 The following sections will set out the findings of the SHLAA, and the impact of these 
findings upon the preparation of the LDF.  

3.2.2    Members will note that the SHLAA will be updated annually based upon the agreed 
methodology, in order to assess any additional sites that come forward can be 
considered. The regular updating of the SHLAA is also consistent with the 
Governments practice guidance, and will in future, be likely to result in additional 
sources of information being fed into the assessment.  

             Market towns 

3.2.3   The first section of the SHLAA findings examines sites in the five market towns 
across the District. Using the methodology as agreed by this group, 93 individual 
sites with the potential for residential development were identified for the purposes of 
this assessment. 

3.2.4   Once identified, these sites were assessed against the suitability and achievability 
matrix as set out within the methodology using the Council’s GIS system.  As a result 
of this assessment a number of sites were considered unsuitable for development or 
that development on site was unachievable. This could have been due to significant 
infrastructure requirements, abnormal development costs or any other constraints). 
The number of individual sites at each stage of the assessment for each market 
town is set out in table 1 below. 

3.2.5  Having assessed whether the sites were suitable for development and whether 
development was achievable, the sites were then considered against the land value 
viability model. 

3.2.6    This model assessed the viability of the site on the basis of the necessity to deal with 
abnormal costs associated with a particular development site. These abnormal costs 
were identified with reference to studies produced as part of the Council’s evidence 
base and the advice of the Highway’s Authority. The costs identified within the 
viability are the current “best estimate” of the infrastructure costs associated with the 
development of a particular site. However, the costs should not be considered to be 
the Council’s final word on the contributions that may be sought in relation to a 
particular development site.  Three sites were identified as being unviable based 
upon the results of the reduced land value viability model. The final distribution of 
suitable, achievable and viable sites is set out in table 1 below: 



    

Table 1 -  No. of Sites by Market Town 

Market Town No. of Sites 
Identified 

No. of Sites Identified 
as being suitable and 

achievable 

No. of Sites Identified 
as being suitable, 

achievable and Viable 

Attleborough 24 20 18 

Dereham 21 9 9 

Swaffham 19 6 5 

Thetford 4 3 3 

Watton 25 10 10 

Total  93 48 45  

3.2.7    Using the yield calculations as set out in the SHLAA methodology, the sites identified 
as being suitable, achievable and viable are estimated to be able to deliver a total of 
16,414 houses. This is considerably in excess of the Council’s housing requirement 
as set out in the adopted East of England Plan (the RSS). This provides further 
evidence to demonstrate the deliverability of the development strategy as set out in 
the emerging Core Strategy and Development Control Policies document.  

3.2.8   Having considered the initial results of the assessment it has been necessary to do 
some further analysis on these results. Principally, consideration needs to be given to 
the realistic timescale within which sites can be developed and given consideration to 
any cumulative effects of developments within a particular market town. The decision 
on when a site was likely to be developed was based upon the yield of the site, 
reasonable build out rates and any time limiting constraints that were identified during 
the suitability/achievability assessment. For the purposes of this assessment build 
out rates were considered to be at a maximum of 50 units per year, with a 
constrained maximum of 150 units in the years 2008-2013 due to the current slow 
down in house building. 

3.2.9   The results of the detailed phasing analysis indicated that of the 45 sites that are 
deliverable or developable, 26 sites are deliverable, e.g. could be built out in the 
years 2009-2014 with a yield of some 1,258 homes. Of these, 14 sites are 
developable and could be built out in years 2014-2019 delivering 2,880 new homes. 
Additionally, 5 sites are developable and could be built out post 2019 delivering 
12,276 new homes.  The overall results of this assessment are set out in Table 2 
below: 

 

Table 2 - Total projected site completion by timescale in Market Towns 
(suitable, achievable and viable, but unconstrained to infrastructure capacity 
limits) 

 Timescale  

Settlement 2009-2014 2014-2019 Post 2019 Total 

Attleborough 565 990 4,952 6,507 

Dereham 173 1,121 600 1,894 

Swaffham 311 27 684 1,022 

Thetford  22 0 6,040 6,062 

Watton 187 742 0 929 

Total 1,258 2,880 12,276 16,414 

     

3.2.10    Table 3 below takes the unconstrained figures as indicated in table 2 above, and 
incorporates those constraints that result in upper limits of development in the 
District, particularly High School capacity and the availability of water resources. This 
results in an overall reduction in capacity, but particularly in the post 2019 phase. 



 

Table 3 - Total projected site completion by timescale in Market Towns 
(constrained to infrastructure capacity) 

 Timescale  

Settlement 2009-2014 2014-2019 Post 2019 Total 

Attleborough 400 990 2,610 4,000 

Dereham 286 314 0 600 

Swaffham 311 27 684 1,022 

Thetford  22 0 6,040 6,062 

Watton 187 742 0 929 

Total 1,206 2,073 9,934 12,613 

     

             Local Service Centres 

3.2.11   Using the agreed methodology, a total of 140 sites in Local Service Centres have 
been identified for assessment in the SHLAA.  Of these, 66 have been assessed as 
being suitable and achievable for possible housing development. As is the case for 
the market towns, sites may be subject to significant constraints that adversely may 
affect their suitability for housing development. Therefore, as set out for the market 
towns, those sites identified as being suitable and achievable require further detailed 
work to establish if they are viable for development. As can be seen in table 4 below, 
all 66 of the suitable and achievable sites in Local Service Centres are viable for 
development using the model.  

   

Table 4 – Number of sites identified by Local Service Centre 

Settlement No. of sites 
identified 

No. of sites 
identified as 
being suitable 

and 
achievable 

No. of sites 
identified as 

being suitable, 
achievable, and 

viable 

Banham 1 0 0 

East Harling 9 7 7 

Great Ellingham 11 11 11 

Litcham 7 5 5 

Mattishall 8 3 3 

Narbourgh 4 3 3 

Necton 11 3 3 

North Elmham 10 4 4 

Old Buckenham 10 2 2 

Saham Toney 19 9 9 

Shipdham 31 13 13 

Swanton Morley 9 6 6 

Weeting 10 0 0 

Total 140 66 66 

              

 

3.2.12   Table 5 below illustrates there is sufficient suitable, achievable and viable land within 
Local Service Centre villages to support the levels of growth in the emerging Core 
Strategy, as well as demonstrating additional capacity beyond this level. The vast 
majority of sites in these villages could be delivered early in the plan period (2,101 
dwellings up to 2014). This is primarily due to the absence of significant capacity 
constraints, time limited constraints or abnormal costs that would be required to be 
remedied to allow development to take place. 



Table 5 – Local Service Centre capacity by phase (of suitable, achievable and viable 
sites) 

Phasing of suitable, achievable and 
viable sites 

Settlement 

Total 
Unconstrained 
capacity of all 
sites 2009 - 2014 2014 - 2019 2019 + 

Banham 9 0 0 0 

East Harling 1,143 464 262 0 

Great Ellingham 1,110 133 21 0 

Litcham 282 72 12 0 

Mattishall 559 24 0 0 

Narborough 503 329 154 0 

Necton 2,242 205 0 0 

North Elmham 203 24 0 0 

Old Buckenham 183 10 0 0 

Saham Toney 535 159 0 0 

Shipdham 2,135 491 248 0 

Swanton Morley 675 190 0 0 

Weeting 1,194 0 0 0 

Total 10,773 2,101 697 0  

3.2.13  Furthermore, capacity for 697 possible housing units has been identified to come 
forward within the next phase of the plan period (2014 to 2019). These units are the 
remainder of the larger sites that will not be built out in the first period due to market 
conditions, or are those that have been specifically programmed for a later phase as 
they may require the need to secure third-party land, or sites where there are likely 
to be contamination issues that may take time to resolve. 

3.2.14   A more detailed breakdown of capacity by location is contained within Appendix A of 
this report.  

             Conclusions 

3.2.15  The SHLAA has identified that in the market towns that sufficient suitable, deliverable 
and viable land has been put forward to the Council to meet its housing 
requirements over the LDF period. However, it is clear that the majority of this 
development will take place beyond 2019 as infrastructure constraints are overcome 
that are essential to allow these sites to come forward for development. This is 
particularly notable in Thetford and Attleborough where there are significant timing 
and cumulative capacity issues that have been identified which need to be overcome 
to ensure further development is achievable. This is important in confirming that a 
realistic picture of future development levels can be ascertained to feed into housing 
delivery trajectories. Notwithstanding the fundamental upper development level 
constraints to Attleborough and Dereham, significant land with the potential for 
housing has still been identified in Breckland’s market towns.  

3.2.16   In the Local Service Centre villages, sufficient sites have been identified that could 
deliver the scale of growth proposed with additional capacity remaining. However, as 
above, a small number of sites have been considered as being unsuitable for 
development. This is due to the presence of significant constraints that cannot be 
overcome by the scale of development, which could include issues requiring third 
party land or where access arrangements are could not be resolved through 
contributions due to the scale of development anticipated. However, there remains a 
significant capacity of land for housing development in Local Service Centre villages 
and this could be delivered early in the LDF period without the need for significant 
additional infrastructure to be provided. 

3.2.17  The initial SHLAA findings also indicate that the majority of sites coming forward in 
the early phases of the plan period are likely to come from Local Service Centres 



and other less constrained sites in Swaffham, Watton and Dereham. This will be 
supported by a more limited level of development in Thetford and Attleborough in the 
short term before capacity and time-limiting constraints are identified. This supports 
the Council’s housing trajectory.  

3.2.18   The SHLAA will be reviewed annually in accordance with the Government’s practice 
guidance, and future reviews will provide opportunities to consider any additional 
sites put forward to the Council. This will be undertaken as part of the Council’s 
Annual Monitoring Report (AMR) and next year.  

3.3 Options 

3.3.1 There are two options available to the panel: 

1. Agree the findings of the SHLAA and endorse for use as part of the evidence base 
to support the production of the LDF 

2. Do not agree the findings of the SHLAA. 

3.4 Reasons for Recommendation(s) 

3.4.1 The panel is recommended to note the revisions to the SHLAA methodology and 
consider the findings. This is in order to ensure a robust and credible evidence base 
to support the submission of the Core Strategy, and inform the emerging Site-
Specific Allocations document.  

4. Risk and Financial Implications 

4.1 Risk  

 
4.1.1 I have completed the Risk Management questionnaire and this report does not    

require a risk assessment because the changes/issues covered by the 
recommendations are not significant in terms of risk. 

4.2 Financial  

4.2.1 There are no financial implications. 

5. Legal Implications 

5.1 There are no direct legal implications.  That the strategies/policies/allocations in the 
plan are founded on a robust and credible evidence base is one of the tests of 
soundness when preparing a District Local Development Framework. Failure to 
produce a Strategic Housing Land Availability Assessment which fulfils the key 
output and process requirements of the relevant practice guidance may result in the 
LDF being found unsound or open to legal challenge before adoption.   

6. Other Implications    

a) Equalities: There is no Equalities Impact Assessment to accompany this report. 

b) Section 17, Crime & Disorder Act 1998: None 

c) Section 40, Natural Environment & Rural Communities Act 2006: Biodiversity 
has been recognised as a constraint that will need to be taken into account in 
the consideration of a site’s deliverability/developability. 

d) Human Resources: There are no human resources implications. 

e) Human Rights: There are no Human Rights implications. 

7. Alignment to Council Priorities 



7.1 The Strategic Housing Land Availability Assessment is a key piece of the evidence 
base that will underpin the housing commitments set out in the Local Development 
Framework. On this basis that production of a Strategic Housing Land Availability 
Assessment will contribute to the following Council priority: 

• Prosperous communities 

8. Ward/Community Affected 

8.1 This report affects all Wards in Breckland. 
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