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1.0
National, regional and strategic context

PPG3

1.1
PPG 3 provides the framework for planning for future housing. It states clearly “the government intends that everybody should have the opportunity of a decent home” (paragraph 1). It emphasises “that new homes are provided in the right place at the right time…the aim should be to provide a choice of sites which are both suitable and available for house building” (paragraph 3).

1.2
Paragraph 30 of PPG 3 states “[local planning authorities] should only seek to identify sufficient land to meet the housing requirements set as a result of the RPG and strategic planning processes”.
1.3
In a Parliamentary Statement on 17 July 2003, Keith Hill, Minister of State for Housing and Planning, ODPM re-iterated PPG3 policies and stated that Local Authorities should:

· Enable the provision of sufficient new homes in the right place at the right time and avoid arbitrarily phasing new housing development;

· Provide for at least ten years potential supply of housing;

· Put unneeded employment sites back into use through actively considering residential development;

· Promote sustainable residential environments;

· Be flexible on car parking requirements;

· Improve the contribution development makes to securing affordable homes and ensure the size and type of housing better matches the need;

· Take responsibility locally for delivery.

Regional Planning Guidance (1991-2011)

1.4
The adopted Devon Structure Plan is based on South West RPG which was adopted in 1994. This set an annual target for Devon of 4,950 over the period 1991 to 2011.

1.5
However, the RPG on which the Structure Plan is based is now out of date and has been superseded by the current RPG10 which was adopted in September 2001. It is considered that most weight should be attached to the policies contained in the current RPG.

1.6
Current Regional Planning Guidance for the South West (RPG 10) sets out the housing provision for the region for the period to 2016. The average annual rate of net additional housing provision for Devon over the period 1996 to 2016 is 4,300 dwellings. 

1.7
The priority in the western sub-region which includes North Devon is to stimulate economic growth and increase prosperity. The momentum of growth must be sustained to underpin the services and facilities that are necessary to retain local people and serve the needs of the surrounding area. Improving access to Barnstaple and North Devon is recognised as an important objective.

1.8
Policy SS 19 (Rural Areas) indicates that market towns should be the focal points for development and service provision and this role should be supported and enhanced. Outside Market Towns, development should be small scale and take place primarily within or adjacent to existing settlements, avoiding scattered forms of development.

1.9
Policy SS 21 (Coastal Areas) indicates that coastal towns in the region should be the focal points for development and service provision in the coastal areas and this role should be supported and enhanced. Where such towns are not already identified as either PUAs or other designated centres for growth, they may need to be identified in the spatial strategy as coastal market towns. Development in such towns should be small scale and take place primarily within or adjacent to existing settlements, avoiding scattered forms of development.

1.10
A limited number of towns in the South West are likely to remain relatively self-contained in terms of the relationship between homes and jobs because they are some distance from the PUAs, or from groups of medium sized towns. Such towns may also act as centres for wider rural areas and form a single focus for attracting a good range of services and facilities. They are therefore likely to be the most appropriate centres for locating some sub-regional growth not accommodated at the PUAs. Background research studies for RPG identified some locations as potential candidates for sustainable growth including Barnstaple.

Devon Structure Plan

1.11
The Devon Structure Plan adopted in February 1999 provides the context for the preparation of the North Devon Local Plan.

1.12
Proposal H1 sets out the overall level of provision for each district for the period 1995 to 2011, which for North Devon is about 6,800. The HBF considers that this should be the minimum provision. There should be sufficient flexibility in the housing land supply to achieve up to 10% above this minimum requirement.

1.13
Barnstaple is identified as a Sub Regional Centre and Braunton, Ilfracombe and South Molton as Area Centres. In addition, the Structure Plan requires local authorities to define local centres The previous Structure Plan (Third Alteration) had identified local centres in North Devon as Chulmleigh, Combe Martin, Lynton/Lynmouth, Witheridge and Woolacombe. Within this settlement hierarchy, Barnstaple is required to provide a focus for a wide range of services and facilities and to accommodate economic investment and new development. Braunton, Ilfracombe and South Molton are centres which should provide a range of services and act as focal points for their rural hinterlands. The role of these centres should be developed and supported through investment in infrastructure, facilities, communications and employment opportunities. Local centres should have the capacity to accommodate small scale development related to local needs including residential and commercial development.

1.14
However, the Devon Structure Plan has recently been the subject of a review, it has been through an Examination in Public and proposed modifications have been the subject of consultation. It is considered that weight must be attached to the strategy contained in the emerging Structure Plan which is based on current Regional Planning Guidance.

2.0
Housing Target

2.1
Paragraph 7.4 of the Revised Deposit Plan indicates that the Structure Plan housing requirement is for about 6,800 dwellings to be constructed between 1995 and 2011.

3.0
Housing Land Supply

3.1
It is essential for the Local Plan to ensure that 6,800 additional dwellings have been completed during the plan period rather that merely granting permissions, allocating land or assuming a windfall assumption to accord with this figure. 

3.2
The component elements of land supply in meeting this requirement are completions between 1995 and 2003; land with planning permission; unidentified windfall sites/urban capacity sites and proposed housing allocations.  The components of housing land supply are considered in turn below.

3.3
Table 6 in the Revised Deposit Plan sets out the land supply position at 31 March 2003. 

Completions

3.4
The HBF does not normally dispute figures for the number of dwellings completed. However, there does appear to be a large discrepancy between the number of dwellings built and the increase in the number of households between the 1991 and the 2001 Census. The accuracy of this figure therefore must be questioned. Confirmation is sought that the number of dwellings recorded as completed are net additions to the stock.

Commitments and under construction

3.5
Commitments at 31 March 2003 are 1,158. This figure includes dwellings under construction at 31 March 2003. A non-implementation allowance of 10% has been applied to dwellings with planning permission.

Vacancies

3.6
The Strategic Authorities in determining the housing provision for North Devon have assumed that there will be a reduction in the number of vacant properties. However, the Council assumes that there will be no net additions to the stock from a reduction in vacancies. Consequently, the Council will need to make additional provision through its housing land supply to meet this shortfall.

Local Plan Allocations

3.7
Table 7 in the Revised Deposit Plan indicates that sites for 1,082 dwellings have been identified as brown field allocations and 608 as green field allocations. The Table below shows allocations by settlement.

HOUSING ALLOCATIONS NORTH DEVON LOCAL PLAN REVISED DEPOSIT

	Settlement
	Brownfield
	Greenfield
	Affordable Housing Target

	Barnstaple
	1060
	30
	290

	Fremington and Yelland
	40
	10
	15

	Instow
	0
	0
	0

	South Molton
	67
	390
	158

	Chulmleigh
	8
	12
	10

	Witheridge
	0
	50
	20

	Bishops Nympton
	0
	5
	2

	Bishops Tawton
	0
	5
	0

	Burrington
	0
	5
	2

	Landkey
	10
	6
	7

	Swimbridge
	20
	15
	13

	Ilfracombe
	103
	40
	34

	Braunton and Wrafton
	48
	60
	45

	Combe Martin
	40
	6
	18

	Woolacombe
	0
	0
	0

	Berrynarbor
	0
	5
	5

	Bratton Fleming
	0
	0
	0

	Croyde
	0
	0
	0

	Georgeham
	0
	0
	0

	Knowle
	8
	0
	4

	Mortehoe
	0
	0
	0

	North Molton
	39
	36
	25

	West Down
	0
	0
	0

	
	1443 – 25% = 1082
	675 – 10% = 608
	


3.8
In terms of the settlement hierarchy the Plan makes allocations as follows 


Number
% of total



allocations

Sub-Regional Centre

Barnstaple
1090
51.5

Area Centres

Braunton, Ilfracombe and South Molton
708
33.4

Local Centres

Chulmleigh, Combe Martin, Fremington, Witheridge

and Woolacombe
166
7.8

Large Villages within the Priority Area for Rural

Regeneration

Bishops Tawton, Bishops Nympton, Burrington, Landkey

and Swimbridge
66
3.1

Small Villages within the PARR

Atherington, Chittlehampton, George Nympton, Goodleigh

Kings Nympton and Rackenford
0
0

Villages within the Area of Development Constraint

Bratton Fleming, Croyde, Georgeham, Instow, Knowle,

Mortehoe, North Molton and West Down
83
3.9

Berrynarbor (affordable housing only)
5
0.2

Totals (non-discounted)
2118
99.9

3.9
Whilst it would appear that the allocation of sites focuses housing development at the Sub-Regional Centre and Area Centres, historically there has been a relatively high proportion of completions at the local centres, and whilst the proportion has been reducing over the last three years, it will inevitably be some time before completions reflect the greater focus required on the Barnstaple and the Area Centres.

	Sub-regional centre
	Completions 1995-2001
	Completions

1995-2002
	Completions 1995-2003
	Completions 1995-2004

	Barnstaple
	383
	460
	559
	623

	District
	2903
	3282
	3691
	3901

	%
	13.2
	14.0
	15.1
	15.9


	Area Centres
	Completions

1995-2001
	Completions 1995-2002
	Completions 1995-2003
	Completions 1995-2004

	Braunton, Ilfracombe, South Molton
	499
	591
	651
	713

	
	17.2
	18.0
	17.6
	18.2


	Local centres
	Completions

1995-2001
	Completions 1995-2002
	Completions 1995-2003
	Completions 1995-2004

	Chulmleigh, Combe Martin, Fremington, Witheridge

and Woolacombe
	1162
	1205
	1270
	1287

	
	40.0
	36.7
	34.4
	32.9


Policy HSG1A

3.10
Policy HSG1A sets out the provision that will be made for dwellings by the main settlements.

· Barnstaple - about 1500 dwellings, of which 1090 are allocations. The balance of 410 is assumed to be existing commitments and future windfalls.

· South Molton about 570 dwellings, of which 457 are allocations, the balance of 113 is assumed to be existing commitments and future windfalls.

· Ilfracombe about 490 dwellings, of which 143 are allocations. The balance of 347 is assumed to be existing commitments and future windfalls.

· Braunton about 200 dwellings, of which 108 are allocations. The balance of 92 is assumed to be existing commitments and future windfalls.

· Elsewhere, about 340 dwellings, of which 320 are allocations. The balance of 20 is assumed to be existing commitments and future windfalls.

3.11
It would be helpful if the Council could set out in a Background Paper, a breakdown of these figures between allocations, commitments and windfall allowances.

Windfall Allowances

3.12 The estimated windfall allowance is 350 for the period 2003-2011, 43.75 per annum (350 ÷ 8). It is not clear if this allowance is based on completions or permissions and whether a reduction has been made to take account of double counting.

Urban Capacity Study - Methodology and results

3.13
Section 3.0 of the Urban Capacity Study sets out all of the settlements that were considered for new housing. It is noted that 20 “other settlements” and 5 “local centres” were included in the study. 

Identifying urban areas to be covered

3.14
Structure Plan Policy H3 requires local authorities to have regard to the role of the settlement and the county-wide development strategy in providing for residential development. It states that in villages other than Local Centres provision for new residential development should only be made where it would help to meet local social or economic needs and be on a scale in keeping with the size and character of the settlement, and the rural character of the surrounding area. 

3.15
Guidance on the sizes of settlement that should be included in district urban capacity studies is contained in the document “RPB Co-ordination of Urban Housing Capacity Studies”. This indicates that it will not be appropriate to include settlements below a 5,000 population threshold within the scope of an UCS. All of the settlements falling into the category “other settlements” have populations well below this threshold.

3.16
In addition, Section 2 of Tapping the Potential advises that in considering the areas in which to search for housing capacity local authorities could assume that urban embraces all settlements that can contribute to sustainable patterns of development. “Typically these would (or have scope to) contain shops and services, be accessible by public transport and be capable of having a sensible settlement “envelope” drawn around them. “

3.17
As an example, George Nympton was included in the study. It has 1 bus a week, no primary school, no shop, no surgery, no sports field, no play area, no bank. This settlement should not have even been considered in the UCS on the basis that it is not suitable for residential development because it is not a sustainable location.

3.18
Whilst a number of the settlements have bus services six days a week, this does not necessarily mean that the services are frequent or regular. Some of the settlements are in areas of development constraint e.g. Berrynarbor, Bratton Fleming, Croyde, Georgeham,Goodleigh, Knowle, Mortehoe, North Molton, West Down.

3.19
With regard to the review of existing allocations five of the sites are located in “other settlements” which together could yield 69 dwellings (discounted capacity). 

3.20
It is considered that the overall housing capacity has been overstated in Table 12 of the Urban Capacity Study as a result of the inclusion of capacity at “other settlements”.

Discounting

3.21
Section 5 of Tapping the Potential makes it clear that there is a need to be explicit, transparent and forward looking when discounting. What is required is an informed estimate of the proportion of the unconstrained capacity that can realistically be expected to come forward and be developed over time. Discounting should reflect the objectives of PPG3, in particular the need to maximise the re-use of previously developed land.

3.22
The assumptions used in the UCS to move from unconstrained to constrained capacity are not clearly identified. It is therefore not possible to comment on whether the estimate of capacity that can be expected to come forward is realistic.

3.23
The inclusion of small settlements within the study has enabled the Council to specifically allocate sites in “other settlements”. Some of these sites are for less than 10 dwellings. As a result, the Council appears to be actively encouraging the development of sites in these locations rather than accepting that a proportion will come forward as windfalls.

4.0
Five/ten years’ housing land supply

Adequacy of provision

4.1
Paragraph 34 of PPG3 requires sufficient sites to be shown on the plan’s proposals map to accommodate at least the first five years (or first two phases) of housing development proposed in the plan. The purpose of this is to safeguard against unrealistic windfall allowances. Identifying sites on the proposals map allow allocations to be drawn on expeditiously if the monitoring required by PPG3 demonstrates that windfalls are not being realised as anticipated.

4.2 The balance of housing required between 1 April 2003 and 31.March 2011 is 1,951 (8 years). This represents a requirement to provide 244 completions per annum for the remainder of the Plan period. Therefore, five years housing supply would be 5 x 244 = 1,220.

4.3
The Plan is unlikely to be adopted until 2006, which is only five years before the end of the plan period. In his statement last July, Keith Hill indicated, “The duration of a plan should be for period of 10 years from the plan’s forecast adoption date. This means plans should make provision for at least ten years’ potential supply of housing.”

4.4
This creates some difficulties for the North Devon Local Plan in that at the time of the adoption of the Plan there will only be about five years of the plan period remaining. However, it is clear that the principle is that there should be certainty in the housing land supply position for a period of 10 years from adoption.

4.5
There would be a need for the plan to make provision for 2,440 dwellings over this ten year period.

APPENDIX 1

THE HOUSE BUILDERS FEDERATION

1.1
The House Builders Federation is the voice of the house building industry in England and Wales. The industry is highly diverse and HBF’s members range from large, multi-national companies to small, locally based businesses.  Together, they build over 80% of new homes in England and Wales each year.

1.2
The HBF’s role is to represent the interests of the industry as a whole.  It cannot comment on site specific issues that might favour one developer over another or prejudice their interests, particularly the interests of those not presenting evidence to the Inquiry.

APPENDIX 2

REPRESENTATIONS SUBMITTED BY THE HOUSE BUILDERS FEDERATION TO FIRST DEPOSIT AND REVISED DEPOSIT PLANS

469/1785/FD and 469/1797/FD

Tables 6 & 7

Tables 6 & 7 identify the Council’s land supply position, the following comments are made with regard to the Table:

A 10% non-implementation should be applied to commitments.  

Greater clarity is required regarding the urban capacity study. 

It is unclear on what basis the windfall allowance has been calculated and on what policy basis provision has been justified. 

The UCS document identifies potential sources of capacity and suggests a proposed methodology to address each source. In identifying the potential contribution to be achieved from particular sources of capacity, it is necessary to consider the following issues:
Subdivision Of Exiting Housing  - Assumptions must be based upon net flows of conversion, taking account of gains and losses to the stock.

Flats Over Shops – the role other Council departments and priorities may play in releasing potential must be examined. The availability of housing grants and other incentives proposed or in place, will affect the possibility of ‘unlocking’ potential.

Use Of Empty Homes - assumptions regarding vacancy should address the potential for double counting. Strategic housing requirements have already made assumptions regarding vacancy rates and therefore capacity study assumptions should identify capacity deemed achievable ‘over and above’ those already assumed by the structure plan.

Previously Developed Vacant And Derelict Land And Buildings - Care should be taken to avoid double counting with other capacity sources.

Intensification Of Exiting Uses - the political sensitivity and public acceptability of intensification must be addressed and ideally tested. 

Redevelopment Of Existing Housing - consideration of the planning and technical requirements of conversion must be addressed.

Development Of Car Parks (If Underused) – the Local Plan policy framework to support or facilitate the ‘re development’ of this source must be addressed in conjuncture with town centre vitality and viability assessments and car park disposal strategies. 

Conversion Of Commercial Buildings – viability and market issues should be considered for sites existing and proposed uses, their respective land values assessed, and market potential identified.

Land Allocated In Plans For Other Uses - consideration should be given to the local plan framework and the suitability of sites for alternative uses – i.e. does local plan protect employment land or open space etc.

Vacant Land Not Previously Developed - Care should be taken in assessing the potential contribution to be estimated from vacant land not previously developed, ensuring that double counting has not occurred by the identification of the source as redevelopment opportunities.
Greater clarity is required regarding the discounting process and the assumptions made within the study. Tapping the Potential (page 7, 30 and 33) emphasises the need for local authorities to work with the development industry in assessing the deliverability, viability and suitability of urban capacity for delivering new homes within the plan period. As such the HBF considers that it would be beneficial for this element of the study to be further tested 

The level of non-implementation allowance applied might also benefit form greater testing.

The HBF supports the application of a non-implementation allowance to green field allocations.

469/1786

Policy HSG 1

The HBF objects to the phrasing of Policy HSG 1 as it appears to have little regard to the requirements of Planning to Deliver the DTRL guidance on phasing. Regard has not been had to the key factors of the guidance as highlighted in pages 1, 11-13. Regard should be had to the infrastructure requirements and lead times for the development of all sites and this should be reflected within the plans phasing strategy. Currently no regard would seem to be had to such matters.

469/2277/RD, 469/2278/RD, 469/2279/RD

Paragraph 7.10, 7.11 and Policy HSG1 (The Sequential Approach)

RPG10 Policy HO5 sets a target of 50% for the region as a whole for new housing provision on previously developed land. It is therefore somewhat surprising that the Local Plan is seeking to achieve an even higher target, given the relatively rural nature of the district.

It is noted that at First Deposit Stage the target was 50% and the HBF raised no objections to that figure. However, it is considered that the higher target now being proposed is unrealistic and is unlikely to be achieved. 

The percentage of development likely to occur on brown field sites is presumably derived from the Urban Capacity Study. However, it is considered that there may be unrealistic expectations about the availability and deliverability of some of the brown field sites identified.

With regard to the two bullet points in Paragraph 7.11, there is a lack of clarity about the trigger for the release of greenfield sites to meet the strategic requirement.

Objection is raised to the 60% target for housing on previously developed land as specified in Policy HSG1 on the basis that this is an unrealistic target that could act as a constraint to housing supply.

APPENDIX 3

RPB Co-ordination of Urban Housing Capacity Studies


Introduction:

 AUTONUMLGL 
Planning policy at all levels is being revised with a greater emphasis on reducing the unnecessary outward expansion, as well as encouraging the better use, of existing urban areas.  Because housing is one of the most important land-uses in urban areas, and has been the greatest contributor to their outward expansion, greater attention is now being paid to the way the planning system works to find land for, and shapes the form of, new housing.

 AUTONUMLGL 
As part of this process, PPG3 now requires planning authorities to undertake Urban Capacity Assessments, (in place of Housing Land Availability Studies), and confirms the PPG11 requirement that these studies should be co-ordinated by the Regional Planning Body (RPB).  The output from these studies is intended to inform the operation of the new sequential and phased approach to housing provision, by which urban and previously developed land is allocated before greenfield land can be released.

 AUTONUMLGL 
The purpose of this report is to set out the RPB’s co-ordinating guidance for these studies, to ensure a consistent and robust approach to this work in the SW.  The intention behind the report is to assist local authorities to prepare an assessment which:

· provides useful and accurate information about the level of housing which can be accommodated within urban areas in the SW;  accepting that the initial studies should concentrate on those areas of ‘best return’, but ensuring that future reviews will be able to refine the results;

· recognises the social, economic and environmental consequences of developing housing in urban areas and the limits that these factors might impose on the amount of development that meets the criteria of sustainable development;

· is sufficiently robust and objective in methodology to be used in the development plan process and withstand challenge at appeal;  but recognising that the approach taken needs to accommodate local circumstances;

· informs local authority policy by exploring the consequences of different options, suggesting priorities and highlighting necessary action.

 AUTONUMLGL 
This report is based on the DETR Better Practice guidance  ‘Tapping The Potential –Assessing Urban Housing Capacity’ (14th December 2000) and the work undertaken in preparing that guidance, but takes into account current best practise around the SW region.  It is recognised, however, that the ‘art’ of urban capacity assessment is still in its infancy, and it is intended to revise this report in due course, taking on board the lessons learnt from the current round of urban capacity work.


Content:

 AUTONUMLGL 
The content of this report is defined by the requirement in Planning Policy Guidance note 11 for the RPB to ‘co-ordinate a programme of urban capacity studies, to be undertaken by the constituent local authorities, and maintain consistency of approach by agreeing the standards to be applied’.  (PPG11 October 2000 paragraph 5.5, and PPG3 paragraph 25 refer.)
 AUTONUMLGL 
The RPB considers that urban capacity studies will become a central part of the development plan system, and Draft RPG for the SW - Proposed Changes - states that within the context of ‘the implementation of RPG, as well as preparing for its review, the RPB will need to co-ordinate the studies to be undertaken into local urban housing capacity’  (Para.1.11 refers.).  It goes on to state that the RPB should ‘ensure that there is a common and comparable definition of terms, standards and methodology amongst local authorities’, so that the results of these studies are consistent throughout the SW Region  (Para.7.22 refers.).

 AUTONUMLGL 
However, PPG 3 (para.25) also makes it clear that:- ‘Each local authority will be responsible for evaluating the capacity of its area’, therefore this report is limited to considering those matters which are of strategic significance at the regional level, and respects the principle of subsidiarity.

 AUTONUMLGL 
The approach adopted in this report is to start from the premise that all Local Authorities are expected to heed the advice of the DETR Better Practice guidance  ‘Tapping The Potential –Assessing Urban Housing Capacity’ (14 December 2000).
It goes on to highlight aspects of the DETR guidance, as well as commenting on matters of interpretation, which the RPB considers particularly important to ensure a consistent and effective approach to these studies in the SW Region.

 AUTONUMLGL 
Study Principles:

 AUTONUMLGL 
The Government states that the main purpose of Urban Capacity Studies is “to establish how much additional housing can be accommodated within urban areas”;  (PPG3 para.24)  ‘Tapping the Potential’ also recognises that these studies will ‘underpin the process of planning for housing and should be undertaken (or reviewed) at least as frequently as plans are prepared’.
 AUTONUMLGL 
Need to both measure potential & define how it is to be achieved:
The RPB regards these studies as an essential part of the Development Plan process, and considers that, if they are to influence change, they should focus as much on the measures required to unlock potential as they do on its measurement.  While the allocation of attractive greenfield sites may be sufficient to promote their development, this is unlikely to be the case for recycled land in urban areas with inherent problems of contamination, access, fragmented ownership etc.  An increase in the amount of housing in urban areas therefore implies a far greater role for local authorities.  Therefore, these studies should assist in the development of policies and proposals for Development and Other Plans to bring forward housing, by the management of provision from all sources and in ways that will contribute to the social, economic and environmental objectives of the Plans.

 AUTONUMLGL 
The RPB also considers that Urban Capacity Studies should clearly set out, (for all major development sites or where the combined effect of a number of smaller sites will have a significant impact), the infrastructure required to realise the potential identified, together with identifying the constraints to be overcome, both in terms of provision and timing, that would enable a phased release of land.  Such information will obviously be important in bidding for future resource allocations.

 AUTONUMLGL 
Need to Assess Urban Potential rather than Capacity:
The RPB considers that the government’s use of the term ‘capacity’ is unfortunate, as it implies a finite amount.  An essential element of these studies is to consider the consequences of ‘trade-offs’ required to increase the level of development to be accommodated in urban areas.  Therefore, there is no finite capacity figure, but rather a process of identifying an achievable and appropriate housing potential, (within a specified time period), whilst also recognising that this potential will change over time.  However, to avoid confusion over terminology, this report has continued to use the government’s term ‘capacity’, but is simply noting here that this should not imply a ‘finite amount’.

 AUTONUMLGL 
Sustainability should be at the heart of the process:
The RPB also believes that ‘sustainability’ should be at the heart of the study process.  The ultimate aim is to develop balanced urban areas that promote sustainable living patterns, and this balance is unlikely to be achieved by an over emphasis on one particular aspect of development.  Therefore, in addition to considering the physical potential of an urban area, (i.e. where there is physically space for development), the study should also reflect the PPG11 (para.5.5) requirement to consider the:

· area’s ‘social capacity’: -i.e. the level of growth possible which is commensurate with maintaining and improving the quality of life in urban areas;

· environmental implications:- i.e. the limits on growth implied by the natural environment 
(n.b. not environmental capacity).

 AUTONUMLGL 
This has implications in terms of assessing the cumulative effect of all the housing potential identified in an urban area.  (i.e. while individual sites may well be acceptable, the consequences of the sum of these sites might be unacceptable.)  It is generally recognised that if the government’s objective of accommodating greater levels of growth in existing urban areas is to be successful then the potential disadvantages of congestion and overcrowding need to be outweighed by the provision of better facilities and services, improved public transport links, a better urban image with greater vitality and a more vibrant culture, together with privacy, security, protection from noise and pollution, as well as access to ‘green’ open spaces etc.  (i.e. the net result must be to make urban areas more attractive places to live in.)

 AUTONUMLGL 
Therefore the RPB considers that the process of defining urban potential should be conducted within the framework of promoting sustainable development, regenerating declining urban areas as well as protecting greenfield land.  The DETR guide ‘Planning for sustainable development’ –Published in October 1998 – provides the following context:

“the aim is to restructure or 'retrofit' towns and cities, building back features which promote, for instance, a higher level of local services and support less car-dependent lifestyles.  At the same time they must improve the quality of the physical environment so that people will want to live there.”

 AUTONUMLGL 
Transparency:
‘Tapping the Potential’ highlights the importance of partnership to the study process.  The RPB considers that it is important that the study outcome is readily understandable, transparent and shown to be rigorous in its approach with all the assumptions underlying judgements set out for public scrutiny.

 AUTONUMLGL 
Time period to be covered:
The time period to be covered by these studies is also relevant.  They need to provide information on a settlement’s Urban Capacity for the Local Plan review period to 2011, as well as informing the debates on the distribution of development in the forthcoming Structure Plan reviews to 2016, and the next review of RPG to 2021.

 AUTONUMLGL 
Therefore, the RPB considers that it is important that the studies start from the same base date of April 2001 (to ‘tie in’ with the Census), and provide an indication of a settlement’s potential to 2011, 2016 and 2021.  Within the period 2001-2011, Local Authorities should consider the need for a capacity estimate for the period 2001-2006 to assist them in developing local policies on phasing.  As to the longer time periods to 2016 and 2021, it is accepted that the longer the time span the less reliable the assessment is likely to prove, and that the most immediate need is to provide a robust assessment for the current Local Plan review and input to the next round of Structure Plans.  In relation to the 2021 time period, it is noted that the current round of Urban Capacity studies will be reviewed, and that this review process will assist in providing more accurate estimates to 2021.  (However, see also comments in paragraph 5.6 below.)

 AUTONUMLGL 
Study Completion:
In order to inform the current Development Plan review process, and assist with the next review of RPG, the RPB would expect the results of the current round of Urban Capacity studies to be available by the end of 2001, with copies of the final County/Unitary summary reports being forwarded to the RPB early in 2002.

 AUTONUMLGL 
However, it should be noted that PPG3 implies a process of regular updating for these studies, in line with the ‘Plan, Monitor and Manage’ approach.  Therefore, the RPB will expect each study to set out a timetable for its review, together with the reasons why a particular review period has been chosen.  The RPB would expect the maximum update period to be 5 years, although an annual, or every second year, review would seem more appropriate, particularly for those areas experiencing higher rates of development, such as the PUAs.

 AUTONUMLGL 
Appendix 1 sets out a proforma, based on Figure 1 of the DETR guide ‘Tapping the Potential’ but reflecting other issues highlighted in this report, for completion by each County and Unitary authority, for all the urban areas defined in paragraph 2.2 below (i.e. co-ordinating the District returns), to be submitted to the RPB by the end of 2001.

 AUTONUMLGL 
Approach to be Adopted:
‘Tapping the Potential’ identifies four key steps to assessing Urban Housing Capacity.

· Identifying capacity resources;

· Surveying the capacity;

· Assessing the yield;

· Discounting potential.

Each of these stages are considered below and noted in the summary diagram on pages 10/11 below.

 AUTONUMLGL 
Identifying Capacity Resources:

The first step in assessing urban capacity is to define the areas to studied.

 AUTONUMLGL 
Urban Areas to be covered:
‘Tapping the Potential’ indicates that ‘all settlements that may be considered for housing development’ should be assessed.

 AUTONUMLGL 
In terms of the RPB’s role of developing the Regional spatial strategy, including proposing and reviewing the regional brownfield recycling targets, it will require capacity information for all urban areas in the SW Region where the relevant Development Plan envisages future housing provision.  The RPB’s priority for undertaking these assessments is as follows:-

a) PUAs (although subdivided by Unitary Authority in the cases of Avon & Bournemouth/Poole), and closely related settlements where significant housing development is envisaged;

b) sub-regional centres;   and

c) other towns where there are opportunities for sustainable housing development.
(The RPB would expect this to include at least most towns of 5,000 inhabitants and above.)

Authorities should provide a justification of any variations from this general guideline, such as the exclusion of larger settlements or inclusion of smaller settlements on policy or settlement character grounds.

 AUTONUMLGL 
The Study Area:
‘Tapping the Potential’ indicates that ‘in many instances the (study) envelope would already have been identified in a local plan’.

 AUTONUMLGL 
The RPB considers that in terms of ensuring a consistent approach throughout the Region, that the principle for defining the study area is to ensure that it encompasses the area currently committed for development.  (New Urban Extensions are expected to be the subject of separate studies.)  Therefore:-

· for the PUAs this would, in most cases, mean carrying out a Capacity Study for the ‘contiguous built up area’, (as defined in the 1991 census but, amended where necessary to take account of the reality of the extent of urban development at that date, and updated to reflect development that has occurred from 1991 to April 2001), together with a review of unimplemented approved Development Plan allocations, (for all types of land uses), as well as current Planning Permissions.

· for other urban areas, it is probable that the envelope identified in a local plan is likely to accord with the above principle of encompassing the area currently committed for development.

 AUTONUMLGL 
However, the RPB accepts that there may be exceptional local reasons to vary this definition of the study area.  (There may even be circumstances where it is appropriate to combine Urban Capacity and Urban Extension studies.)  However, in making any variations, the RPB considers it important that the Urban Capacity study should provide discrete information for the potential of the area currently committed for development (by the 11 categories defined in ‘Tapping the Potential’ & set out in Appendix 1 to this report), separate from any estimates of potential yield from new greenfield sites or urban extensions.  (i.e. the RPB requires a consistent set of data for all settlements that may be considered for housing development; relating to the urban area currently committed for development.)

 AUTONUMLGL 
Sources of Capacity:
‘Tapping the Potential’ indicates that it is important to ‘identify as many sources of capacity as possible within the area(s) of search’.

 AUTONUMLGL 
The RPB believes that the essential task of these studies is to identify all sources of urban potential, (including a re-assessment of unused land allocations), that may contribute to developing more sustainable urban areas.  It believes that this assessment should be unconstrained by preconceptions as to future use, as well as considering what potential might be realised through realistic changes to existing policies.  The reason for total urban potential being broadly considered at the outset is to enable the effect of different policies, market scenarios, and potential contributions to improving sustainability, to be tested.  However, it is accepted that there is a strong element of judgement in this process, because in theory any site might be available for redevelopment in 20 years time.  In practise this process will exclude those site which are least likely to be developed /re-developed in the foreseeable future, although such decisions need to be made transparent within the process.  (See also paragraph 5.10 below.)

 AUTONUMLGL 
The RPB considers that, while the relative importance of different sources of potential will vary for different locations, in order to ensure comparability between studies throughout the SW, Local Authorities should ensure that their assessment of urban potential provides results which can be summed to provide information for each of the eleven categories of urban potential defined in Figure 1 of the DETR guide ‘Tapping the Potential’.

 AUTONUMLGL 
The only refinements to this requirement are as follows:

· Category 6:-  The interpretation by the DETR of the URBED research unfortunately re-defined the original category of ‘Redevelopment’, as ‘Redevelopment  of existing housing’, thus omitting a category ‘Redevelopment of other uses’.  In order to rectify this omission, and yet retain some degree of consistency with the DETR list of sources of potential, the RPB has included a category 6a) for Housing Redevelopment, and a category 6b) for Other Redevelopment.

· Categories 9, 10 & 11:-  While the RPB, from its strategic point of view, is primarily interested in the overall potential of the urban areas in the SW to accommodate further development, it would advise Local Authorities, in considering the potential of unimplemented development plan allocations and vacant land, to make a distinction between sites within the urban area and those on the urban fringe.  While all these sites will fall within the context of the area currently committed for development, greenfield sites on the urban fringe could also be seen as an urban extension, and as such may well be required as a separate refinement to the figures at some future date.  (Obviously this question of urban expansion lies at the heart of the process.)  By making this distinction at the start of the process, little extra work is involved, and it could well save having to make alterations for future reviews.

	The Sources of Potential are as follows:

	1
	Subdivision of existing housing
	

	2
	Flats over shops
	

	3
	Empty Homes
	

	4
	Previously-developed vacant & derelict land and buildings (non housing)
	

	5
	Intensification of existing areas
	

	6a

6b
	Redevelopment of existing housing

Redevelopment of other uses
	

	7
	Redevelopment of car parks
	

	8
	Conversion of commercial buildings.
	

	9
	Review of existing housing allocations in plans
	Note: In collecting data for items 9, 10 & 11, a distinction should be drawn between sites within the urban area & those on the urban fringe.

	10
	Review of other existing allocations in plans.
	

	11
	Vacant land not previously developed
	


 AUTONUMLGL 
Further comments on these different sources of potential are set out in Appendix 2 to this report.

 AUTONUMLGL 
Surveying the Capacity:

 AUTONUMLGL 
’Tapping the Potential’ states that there is no one particular survey methodology for these studies that will be suitable for all circumstances.  However, it is also important to ensure the maximum degree of consistency between the Capacity studies being carried out within the SW Region, so as to provide a comparable base to inform decisions on the distribution of development at the Local, Structure and Regional Planning level.  These matters are commented on below.

 AUTONUMLGL 
Quantifying the capacity:
‘Tapping the Potential’ states that ‘the ideal, …, is a full survey of all the relevant areas with coverage of all sources.  There are, however a number of avenues available to provide information that can act as a proxy for a full study …. but can not be regarded as a fully adequate substitute for a comprehensive assessment’. 

 AUTONUMLGL 
The resource requirements for these studies is an important consideration.  While it is important that urban potential studies are comprehensive, (considering all potential sources of supply as well as the reality of this potential being achieved), they will also need to have regard to using scarce resources wisely.  (i.e. Best Value.)

 AUTONUMLGL 
Within this context the RPB recognises that there will be a need to devote the greatest resources to uncovering capacity where the potential contribution for sustainable development is likely to be the greatest, (e.g. Priority Areas), and where a high degree of confidence in the results is needed.  By definition this will mean the use of different techniques for establishing different types of potential.

 AUTONUMLGL 
The RPB would therefore expect more detailed survey work to be carried out in areas of greatest potential;  but accepts that where the potential is likely to be low, or where detailed surveys are unlikely to increase the level of confidence in the results, and reasonable estimates can be derived from past records or benchmarking with other studies, these types of techniques should be used.
 AUTONUMLGL 
However, while it is important to balance complexity with accuracy of assessment and an initial broad brush approach may be acceptable, there should also be a suggested mechanism for review at a later date as part of the continuous ‘Plan, Monitor and Manage’ approach.

 AUTONUMLGL 
Use Existing Data Sources:
‘Tapping the Potential’ highlights the importance of making use of existing capacity studies, and ‘using existing data before commissioning survey work’ (e.g. NLUD).

 AUTONUMLGL 
The RPB endorses such an approach which makes the best use of existing surveys and data sources.  However, it also supports the statement that it is ‘important that the limitations of existing information are understood and not carried forward into future work’.  Within this context, the RPB considers that there is little point in relying exclusively on past trends to assess Urban Capacity, as this would produce little more than the previous Land Availability studies and suffer from the same limited results.  The aim should be to look at ways of increasing the amount of housing that can appropriately be accommodated in the urban areas within the context of promoting sustainable development.

 AUTONUMLGL 
Survey Methodologies:
‘Tapping the Potential’ comments on three possible approaches for the survey work:- Comprehensive surveys,  Priority Area Studies,  and Typical Urban Area Studies.

 AUTONUMLGL 
The RPB recognises that the method of survey adopted for individual Urban Capacity studies will be determined by the:-

· types of settlement in the study area;

· purpose of the study and nature of the development process under consideration;

· need to be defensible through the land use planning process;

· need to establish a common thread between the data on potential,  the decisions about provision embodied in Development Plans and RPG,  the means of managing provision through development control,  and the monitoring of information to inform plan reviews;

Within this context it is inevitable that the approaches taken will need to be tailored to local circumstances, and that the process itself will form just one part of a wider policy context.

 AUTONUMLGL 
However, while the RPB considers that Local Authorities should adopt those survey methodologies best tailored to local circumstances, it would also expect a common approach in as much as:-

· significant individual opportunities, (i.e. where the potential contribution for sustainable development is likely to be the greatest and where a high degree of confidence in the results is needed), should be subjected to more detailed assessment, taking into account design parameters and individual site constraints.  (It is expected that this would relate to sites of 0.5+ha &/or 10+ dwellings);    whereas

· the remainder of the existing urban area and smaller towns /villages may well be more appropriately considered through broad based methodologies providing more general assessments of potential.

 AUTONUMLGL 
Further comments on the methodologies for assessing different types of urban potential are set out in Appendix 2 to this report.

 AUTONUMLGL 
Assessing the Yield:  (Theoretical unconstrained Potential)
 AUTONUMLGL 
‘Tapping the Potential’ states that ‘having surveyed the area and identified the opportunities for additional housing, the next stage is to assess the number of units that can be accommodated on each of the sites and in each of the buildings identified’.  It goes on to suggest that these studies ‘must explore the potential to develop these opportunities more efficiently’, through the use of ‘density multipliers or a design based approach’ as well as the possible use of ‘yardsticks’.

 AUTONUMLGL 
The RPB considers that the identification of a total theoretical potential for new housing is fundamental to the whole approach to these studies, and indeed to a wider and proactive consideration of ‘urban potential’.  It is important to move away from planning based simply on past trends, to one involving positive thinking about opportunities and the measures needed to achieve increased ‘urban potential’.  Whatever approach is adopted, it should be designed to ensure that sites and capacity are not excluded at an early stage.  (i.e. not before the ‘discounting’ process when proper consideration can be given to relevant factors and the applicability or otherwise of current policies.)

 AUTONUMLGL 
Within this context, the RPB would expect authorities to apply the PPG3 expectations on densities, parking and layout, in whatever approach is used, to assess the unconstrained yield of a particular source, although this should not constrain higher densities being achieved where appropriate.

 AUTONUMLGL 
Discounting Potential:  (Targets)
 AUTONUMLGL 
‘Tapping the Potential’ states that ‘the final part of an urban housing capacity study is to predict how much of this unconstrained capacity can be brought forward within the time horizon being considered’.  It also recognises that ‘Discounting has been a problematic aspect of urban capacity assessments.  It is inherently judgmental and therefore it is important that discounting takes place once the unconstrained capacity has been identified . . . otherwise it is difficult to keep track of the assumptions made and to explore different scenarios . . ‘

 AUTONUMLGL 
The RPB considers that while it is important for these studies to start from a comprehensive overview of development options, they also need to identify a realistic assessment of how much of this ‘unconstrained’ potential can be achieved within a given timescale, and what needs to be done to achieve this.  This needs to be carried out within the context of providing effective outcomes which promote real planning through Local Plans so as to foster the creation of urban areas which are attractive places to live in.  (i.e. the promotion of sustainable development.)

 AUTONUMLGL 
Provide robust estimates of what can realistically be achieved in the Plan Period(s):
‘Tapping the Potential’ recognises that ‘it is not sensible to lay down rigid practice for discounting’ although ‘there are general principles which can be applied . .’.

 AUTONUMLGL 
The RPB considers that whatever method of discounting is used, the essential task at this stage should be to arrive at a robust assessment of the likely contribution from different sources on a consistent and transparent basis which reflects the degree of acceptability of a particular opportunity and the likelihood of the market taking it up.  In order to ensure a degree of consistency between the studies in the SW, the approach adopted should be capable of providing answers to the following questions:

· Availability:- Is there an opportunity for development / is it underused?
Taking account of ownership, access, condition & contamination

· Suitability:- Would development be desirable/sustainable, or are there good reasons to refuse it?
Taking account of surrounding uses, proximity to public transport, local character, public attitudes, current & future policy considerations.

· Viability:- What are the prospects of development happening?  Why hasn’t the market developed it already?  What needs to done to make it happen?
Taking account of market viability, & timescales required to achieve it.

A key element in arriving at a discounted target figure is to identify the point beyond which the consequences of developing urban potential become unacceptable or unrealistic.  

 AUTONUMLGL 
The process also needs to recognise that there are usually no simple Yes/No answers to site redevelopment. e.g. a site may be incapable of redevelopment within 5-10 years, but new policies etc. may make the opportunities more feasible in 15-20 years.  Equally, there may be two hospitals of which only one is likely to be required in the future, although it is unclear as to which one would be retained.  In these circumstances, an unspecified assumption of some yield will be required.

 AUTONUMLGL 
The RPB recognises that it is often difficult to justify the discounting rates used, and that implementation is much more in the hands of the owners and the market than something that can be directly achieved through the Development Plan process.  Therefore, it believes that part of the discounting process may in reality be more about grading sites /allowances into five year time phases, rather than discounting sites altogether.  Within this context it may be more appropriate to recognise that the percentage of the ‘total theoretical unconstrained potential’ to be developed is considered as an achievable target within a given time period, rather than a prediction.  Thus this capacity target is in reality more of a political aspiration, (informed by the urban potential study highlighting the implications of achieving it), rather than something that can be objectively measured or solely achieved through the Development Plan process.

 AUTONUMLGL 
The RPB believes that consultation will play an important part in this ‘discounting’ process, promoting inclusiveness and a consensus view of the targets for urban potential.  For example, it might be useful to seek information on market considerations by obtaining the views of property agents.  The potential stock, as well as development and investment policies of local housing authorities and the Housing Corporation will also need to be assessed.

 AUTONUMLGL 
It will also be important, in finalising the target potential, to be aware of:

· any wider regeneration policy framework which either exists or which may be necessary to influence the scale and rate of delivery of housing, and indeed which may introduce supporting land uses.

· the wider housing market in a particular area, its limitations and opportunities, and the degree to which housing demand may need to be encouraged by investment in other social and environmental infrastructure if people are to be attracted to and retained within urban areas.

 AUTONUMLGL 
In order to give a benchmark against which this discounting process can be cross checked, the RPB will expect all urban capacity studies to indicate what the past trends (an annual average based on the last 10 years) has been for each of the eleven sources of housing potential.  Where the Study indicates a lower potential than could be expected from an analysis of past trends, Authorities should provide a written explanation as to why this should be the case.
(It is accepted that some authorities may not have trend data on each of the 11 categories of potential.  In these circumstances, an annual average for all categories would be acceptable, providing the basis of the trend data is explained and arrangements made to improve monitoring in the future.)

 AUTONUMLGL 
Finally, it is recognised that while the RPB would encourage LAs to consider the discounting process as a separate stage only to be undertaken after the total theoretical potential has been identified, there are cases where this is impractical and could result in unnecessary abortive work.  For example, there are matters where both demand & supply issues need to be considered together, and indeed the PPG3 sequential test itself implies a process of selection and thus, in theory, a crude form of discounting.  Therefore an approach where certain elements of discounting is woven into the detailed work, rather than left to the end, would be acceptable, providing the discounting process can be made as transparent as it would be if it were left to this final stage.

 AUTONUMLGL 
Other Considerations:

In addition to the above comments, there are a number of other aspects to Urban capacity Studies, which the RPB considers important.  These are as follows:

 AUTONUMLGL 
Implementation and Monitoring:
The RPB considers that it is vital that the work of assessing urban potential results in positive outcomes.  It will inevitably have policy implications in a number of areas including the focussing of a local authority’s own development resources, its bids to other agencies, as well as at a more detailed level on such matters as reviewing land allocations, requirements for public sector intervention such as land assembly, decontamination, subsidy and parking / density standards.  It should also incorporate a wider regeneration agenda to address urban decline, low levels of demand and employment by reinforcing the strategies of the RDA, LAs, & public agencies such as the Housing Corporation.

 AUTONUMLGL 
The RPB also recognises that plans will need to manage provision within overall thresholds and therefore the study may need to identify trigger mechanisms so as to help manage the release of one source of potential relative to another.

 AUTONUMLGL 
The end result of the urban potential study should therefore be to identify the policy decisions needed and the implications of achieving a particular target for housing provision.  It is important that these studies focus as much on the measures required to unlock potential as they do on its measurement.

 AUTONUMLGL 
The implementation of this process will need to be monitored and updated on a regular basis, preferably annually, but at least every five years.  Within this context, the RPB considers that the setting of targets /milestones is an important part of assessing progress.
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Summary Diagram – Assessing Housing Potential.

	Study Principles:  (Section 1 of this report refers.)
· To establish how much additional housing can be accommodated within urban areas.
(All Local Authorities are expected to heed the advice set out in ‘Tapping the Potential’.)

· Also needs to recognise that if the study is to influence change, then it should focus as much on the measures required to unlock potential as it does on its measurement.

· It should be inclusive and transparent, with ‘sustainability’ at the heart of the process.

	Key steps:
	This involves:
	RPB Requirements:

	Identifying Capacity Resources.
(Section 2.)
	identifying the urban areas to be assessed & considering all capacity sources.
	The RPB considers that the essential elements of this stage relate to:

· Undertaking Capacity Studies for all settlements that may be considered for sustainable housing development.  It is expected that this will include all PUAs, sub-regional centres, & other towns of 5,000+ inhabitants.

· A study of the urban area currently committed for development.

· Assessments for all 11 Capacity sources identified in ‘Tapping the Potential’.

	Surveying Capacity.
(Section 3.)
	utilising existing data & developing survey methodologies to identify the opportunities for additional housing.
	While DETR guidance accepts that the approach taken should be tailored to local circumstances, the RPB:

· would expect more detailed survey work to be carried out in areas of greatest potential for sustainable development and where a high degree of confidence in the results is needed.  (e.g. Potential sites of 0.5+ha &/or 10+ dwellings.)

· but accepts that where the potential contribution is likely to be low, or where detailed surveys are unlikely to increase the levels of confidence in the results, and reasonable estimates can be derived from past records or benchmarking, these types of techniques should be used.

In the interest of ‘transparency’, the study should include a justification for the choice of methodology used for measuring each of the 11 Sources of Capacity.

	Assessing Yield.
(Section 4.)
	estimating the theoretical housing potential that can be accommodated by the identified sources.
	The RPB considers that the essential elements of this stage relate to:

· positive thinking about opportunities and the measures needed to achieve increased ‘sustainable urban potential’.
(i.e. to avoid an over reliance on past trends in predicting future outcomes.)

· ensuring that sites and capacity are not excluded at too early a stage.
(i.e. not before their proper consideration at the ‘discounting’ stage.)

· assessing the unconstrained yield by applying the PPG3 expectations on densities, parking and layout as a minimum standard, within the context of promoting sustainable development.

	Discounting Potential. 
(Section 5.)
	making judgements on the target dwelling numbers that might be brought forward from the total housing potential within the required time period.
	The RPB considers that the essential elements of this stage relate to:

· providing realistic /robust assessments of how much ‘unconstrained potential’ can be achieved to deliver sustainable development within a given timescale;

· identifying what needs to be done in order to achieve this;

· ensuring that whatever methodology is used, it should be carried out on a consistent and transparent basis which reflects the degree of acceptability of a particular opportunity, and the likelihood of the market taking it up.
(Note:- this process is considered to be more about grading sites /allowances into 5 year time phases, rather than discounting sites altogether.)

· a recognition that consultation will play a key part in the process.

· an awareness of the wider issues that will influence the achievement of the ‘target potential’, such as the regeneration framework and the housing market.

It is also recognised that, in order to avoid abortive work, it is impractical to leave every discounting element to this final stage.  There are also matters where both demand & supply issues need to be considered together.  Therefore an approach where certain elements of discounting is woven into the detailed work, rather than left to the end, would be acceptable, providing it can be made as transparent as it would be if it were left to this final stage.

	Study Output:

The RPB would expect to receive from each County and Unitary Authority:

· information for each settlement of 5,000+ inhabitants, in their area;

· providing details for each of the 11 categories of ‘potential’ defined in ‘Tapping the Potential’;

· stating the survey approaches used to measure each category of potential;

· using April 2001 as the study base date;

· giving the total theoretical yield for each category;  as well as

· discounted targets for the periods to 2011, 2016 & 2021;  and

· an indication of past trends, by each category, as a benchmark for reviewing the discounting process.  Where the Study indicates a lower potential than could be expected from an analysis of past trends, Authorities should provide a written explanation of why this should be the case.

All studies to be completed by the end of 2001, with the results forwarded to the RPB early in 2002.

	Implement, Monitor & Review.
	devising mechanisms for the implementation and review of the study findings, within the context of ‘Plan, Monitor & Manage’.
	The RPB considers that is essential that this work results in positive outcomes.

The study should therefore set out:

· policy implications, including the effect on the wider regeneration agenda;

· infrastructure requirements required to release the potential, (including bids to other agencies).

· proposals to manage provision within overall Development Plan thresholds;

The end result of the urban potential study should be to identify the policy decisions needed and the implications of achieving a particular target for housing provision.

The implementation of this process will need to be monitored on a regular basis and updated at least as often as the plans it informs are reviewed.


 AUTONUMLGL 
Appendix 1.

Urban Housing Capacity Requirements:   (The study base date is April 2001.)

The RPB expects each County and Unitary Authority to provide the following information, (i.e. co-ordinating their District Authority returns), for all the urban areas in their locality, where the relevant Development Plan envisages significant future housing provision.

Study area:  __________________________________________________________ (Paras. 2.3 – 2.5 above, refer)
	Source
	Survey Approach
	Un-constrained yield
	Discounted assessment
	*  Annual contribution
- Past Trends 1991-2001

	
	
	
	April 2001-March 2011
	April 2011-March 2016
	April 2016-March 2021
	

	1) Subdivision of existing housing
	
	
	
	
	
	

	2) Flats over shops
	
	
	
	
	
	

	3) Empty Homes
	
	
	
	
	
	

	4) Previously developed vacant / derelict land & buildings  (non housing)
	
	
	
	
	
	

	5) Intensification of existing areas
	
	
	
	
	
	

	6a) Redevelopment of existing housing
	
	
	
	
	
	

	6b) Redevelopment of other uses.
	
	
	
	
	
	

	7) Redevelopment of car parks
	
	
	
	
	
	

	8) Conversion of commercial buildings.
	
	
	
	
	
	

	9) Review of existing housing allocations in plans
	
	
	
	
	
	

	10) Review of other existing allocations in plans.
	
	
	
	
	
	

	11) Vacant land not previously developed
	
	
	
	
	
	


* If Authorities are unable to provide data on past trends by all categories of potential, then an annual average for all categories would be acceptable.

* Authorities should provide an explanation of any significant differences between the Discounted Assessment & what the Past Trends average has been, particularly if the past trend was higher.

 AUTONUMLGL 
Appendix 2 - Technical Notes:

The following notes set out the RPB’s definitions to be used for the 11 sources of urban potential to be measured in a ‘capacity study’, as well as recommending ways of measuring their Unconstrained and Target potential.

 AUTONUMLGL 
The subdivision of existing housing:

 AUTONUMLGL 
Wide variations in estimates of potential from subdivision have been a particular feature of the RPB’s recent work in preparing Draft RPG for the SW.  Research has indicated that while this source has the potential to make a significant contribution to the total unconstrained potential, there are considerable difficulties in translating this into a realistic target potential.

 AUTONUMLGL 
Definition: -  Any sub-division should produce self contained units that accord with the Census definition of a dwelling.

 AUTONUMLGL 
Method of Measurement: - Yardsticks (e.g. ‘rule of thumb’).

 AUTONUMLGL 
Unconstrained Potential: -  Research suggests that this could be calculated based on measures of houses with more than seven habitable rooms and an occupancy of two or less people, (source 1991 census), assuming that on average each of these would yield one extra unit.

 AUTONUMLGL 
Assessing Target Potential: - would need to consider whether there were important policy constraints on such conversions, (e.g. conservation areas), and whether past trends could help in identifying assumptions about the number of houses likely to come forward for conversion, as well as market viability.

 AUTONUMLGL 
Flats over shops:

 AUTONUMLGL 
Research indicates that the number of flats that could arise from this source is difficult to measure and even more difficult to assess in terms of the practical policy measures that would be required to realise some of its potential.

 AUTONUMLGL 
Definition: -  Retail parks and modern shopping centres should be excluded from this assessment, unless specific provision or policies provide for housing in such areas;  shopping parades outside of town centres should be included.
(New apartments above redeveloped shopping areas should be considered under ‘redevelopment of existing uses’.)

 AUTONUMLGL 
Method of Measurement: -  Yardsticks.

 AUTONUMLGL 
Unconstrained Potential: -  An approach could be to crudely assume a potential of one dwelling unit for every shop, minus the number of existing units above shops.

 AUTONUMLGL 
Assessing Target Potential: -  A constrained target would need to be based on an assessment of the practical policy measures required to release this potential and their likely level of success.

 AUTONUMLGL 
Empty Homes

 AUTONUMLGL 
This may make a significant contribution, particularly if the government’s 3% target is achieved.  However, any assesment will need to make a distinction between (a) main residences and (b) holiday and second homes.

 AUTONUMLGL 
Definition: -  In terms of main residences, it is the unnecessary (eg. long term) vacancies that are particularly relevant.  However, the assessment will need to be sensitive to the number of long term vacancies due to unavoidable delays, such as lengthy probate proceedings.
In terms of holiday and second homes, the assessment will need to consider possible changes resulting from the removal of the 50% discount on Council Tax, as well as the longer term possibilities of the planning system being able to exercise some measure of control over the number of second homes in an area.

 AUTONUMLGL 
Method of Measurement: - needs to recognise that an allowance for reducing vacancy rates may have been made in the Structure Plan / RPG calculation of the housing requirement, and double counting should be avoided.
In order to assist in this process, the GOSW has provided the following estimates of the contribution this reduction in vacancy rates has made to the assessment of total housing provision in the Draft RPG – Proposed Changes (Dec 2000), for each structure plan area, for the period 1996 -2016.  Districts will need to liaise with their respective Structure Plan authorities to determine the local variations that may apply in the current Structure Plan allocations to 2011.

	
	RPG Housing:- Allowances made for Vacancy Rate reductions 1996 - 2016
	Note:  Authorities should note that the RPG uses Net housing figures.

	Avon
	
	

	Cornwall
	
	

	Devon
	
	

	Dorset
	
	

	Gloucs.
	
	

	Somerset
	
	

	Wilts.
	
	


 AUTONUMLGL 
Unconstrained Potential: -  can be estimated as the extent to which local vacancy rates are likely to differ from the rate used in the strategic calculation of the housing requirement.

 AUTONUMLGL 
Assessing Target Potential: -  will involve assessing the likely local vacancy rate change, taking into account any local empty homes strategy, to decide whether any further adjustments are required, but recognising that implementation is outside the control of the planning system.

 AUTONUMLGL 
Previously-developed vacant & derelict land & Buildings:

 AUTONUMLGL 
Essentially these are ‘brownfield’ sites.

 AUTONUMLGL 
Definition: -  includes NLUD land types (a) and (c), but only category (b) vacant buildings if they are non commercial (there is a separate category for commercial buildings).
In line with NLUD a building should have been unoccupied for one year or more in order to be vacant, otherwise it should be classified as a redevelopment.

 AUTONUMLGL 
Method of Measurement: - NLUD provides a basic source of information.  The only difficulty that may arise in this category is the practicality of identifying small sites and the risk of double counting, since many smaller sites fall into other categories, such as intensification.  It is therefore suggested that all sites of 0.4ha and above, (the PPG3 threshold), should be considered through a comprehensive survey.  With regard to sites of less than 0.4ha, where a comprehensive survey is unlikely to significantly improve the accuracy of the assessment, they can be identified through sample areas that are examined in detail for a range of opportunities such as gap sites, underused open space, backland development and intensification, which can then be grossed up to give estimates for a wider area.

 AUTONUMLGL 
Unconstrained Potential: - can be assessed through the application of net residential density standards in line with PPG3 aspirations.

 AUTONUMLGL 
Assessing Target Potential: - the application of policy and market factors, together with an assessment of what actions would be needed to release urban potential, can be applied to assess the opportunities for sustainable development.  This assessment can be greatly assisted if, during the survey process, the land has been categorised reflecting such matters as:- location; current function and environmental considerations; accessibility to local facilities; site access; work required before development opportunities can be realised; ownership.
Clearly this is inevitably a judgmental process, so the need for transparency in how these judgements have been applied becomes particularly important.

 AUTONUMLGL 
Intensification:

 AUTONUMLGL 
It is important that double counting is avoided, with targets arising from other sources being based on estimates of large sites.

 AUTONUMLGL 
Definition: -  Essentially intensification equates to ‘small sites’ in land availability studies (i.e. with a capacity under 0.5ha &/or under 10 dwellings.  In the main it covers the utilisation of big gardens or in-fill development between /adjacent to existing housing.

 AUTONUMLGL 
Method of Measurement: - The Typical Urban Area, or Character Area, approach to assessing capacity is, by default, considering the potential for intensification, because of its concentration on homogenous built up areas.  However, the best insight on the potential capacity from intensification will be gained by combining design exercises to measure physical capacity with a viability assessment, and using the results of these more detailed assessments to inform the application of the Typical Urban Area /Character Area approach.

 AUTONUMLGL 
Unconstrained Potential: -  The potential from intensification can be estimated by concentrating on low density private housing and council estates and applying an index of intensification, ideally based on local sample design & viability exercises, or more crudely based on the Hertfordshire index of 1.12 to 1.3 to provide an unconstrained estimate of potential from intensification.  (A review of the Baker SW Urban Potential Study provides a useful starting point for a local assessment of the potential from intensification.)

 AUTONUMLGL 
Assessing Target Potential: - would need to consider whether there was any local policy impediment to such infill development and whether is was appropriate to modify it.  The future intentions of local housing authorities may also be significant, as well as the historic assessment of small site releases in the area.

 AUTONUMLGL a
Redevelopment of existing housing:

8.6.b
Redevelopment of Other Uses:
 AUTONUMLGL 
The impact of redevelopment is recognised as having the potential to either increase or decrease potential of existing housing areas because of the relative densities that the it takes place at.  However, consideration also needs to be given to other redevelopment opprotunities.

 AUTONUMLGL 
Definition: -  This primarily relates to poor quality housing areas, where there is probably a high vacancy rate.  However, this need not always be the case.  For example in Bournemouth and Poole, there may well be redevelopment opportunities in high quality residential areas which were originally developed with large Victorian villas.
The aim is to identify significant redevelopment areas, from all sources, before they reach the planning stage.  This will be helped by the identification of priority zones where land use changes are already taking place.

 AUTONUMLGL 
Method of Measurement: -  Judgement, involving forward thinking beyond changes which might be anticipated in the early part of the plan period, but tempered by pragmatism to ensure that not all existing uses are included.

 AUTONUMLGL 
Unconstrained Potential: - NLUD phase 1 went some way towards recognising the potential for redevelopment by identifying ‘vacant dwelling zones’ where ‘possible future consolidation may make a significant contribution to urban potential’.  (Vacant dwelling zones are defined as areas with vacancy rates over 25%.)  This source provides a starting point for further analysis of the opportunities in particular areas.

 AUTONUMLGL 
Assessing Target Potential: -  will be heavily influenced by present and future planning policies, as well as housing policies in respect of renewal and refurbishment and market viability.

 AUTONUMLGL 
Development of car parks:

 AUTONUMLGL 
Definition: - relates to those car parks where there is an over provision of parking and where there are poor quality surface car parks which have a negative impact on the surrounding area.

 AUTONUMLGL 
Method of Measurement: -  involves a critical re-assessment of current car parking provision and alternative sources of provision (including such options as park and ride).

 AUTONUMLGL 
Unconstrained Potential: - can really only be based on detailed area surveys.

 AUTONUMLGL 
Assessing Target Potential: -  relates to policy implications, ownership and market viability.

 AUTONUMLGL 
Conversion of commercial buildings:

 AUTONUMLGL 
 It is difficult to estimate the potential from this source, because the individual opportunities are often quite big and unusual.

 AUTONUMLGL 
Definition: -  Industrial and commercial buildings, (not fulfilling a residential or non-residential institutional use), generally structurally sound and capable of being re-used without extensive internal or external demolition.

 AUTONUMLGL 
Method of Measurement: - Indications of potential may come from a broader assessment of the economic prospects for an area, but the source of this potential, particularly in relation to the larger opportunities, can really only be assessed from surveys and discussion with owners.  With regard to the opportunities from smaller commercial buildings, the assessment can really only be based on an evaluation of past trends.

 AUTONUMLGL 
Unconstrained Potential: - The most likely source of supply might be expected to be in city centres and part of the survey work should involve an assessment of existing vacant stock.  Calculations of the housing potential would have to be based on a rule of thumb formula using gross to net ratios and floor area assumptions.

 AUTONUMLGL 
Assessing Target Potential: - Targets for the potential from this source should be based on past yield within current policies, modified to reflect possible acceptable policy changes.

 AUTONUMLGL 
Existing housing allocations:

 AUTONUMLGL 
Definition: -  Unimplemented housing allocations in Development Plans.

 AUTONUMLGL 
Methodology: -  Review existing housing allocations using more up to date approaches relating to density, parking and layout in line with the aspirations of PPG3. 
PPG3 also requires that all such land, (over 5 hectares or 150 units), should be reconsidered in light of the overall urban potential assessment & criteria for sustainable development, to confirm whether it should still be developed for housing.

 AUTONUMLGL 
Land allocated for non-residential uses:

 AUTONUMLGL 
Definition: - Unimplemented non-residential allocations in Development Plans.

 AUTONUMLGL 
Methodology: - Review existing non-residential allocations to ensure that they are both appropriate and have a realistic opportunity of implementation, in line with the aspirations of PPG3.  However, regard must be had to the need to safeguard a range and choice of employment sites to meet the projected needs of local business and new investment, in line with Policy EC3 of draft RPG –Proposed Changes.

 AUTONUMLGL 
Vacant land not previously developed:

 AUTONUMLGL 
Any assessment of this category of land needs to be carried out within the context that it is likely to be defined as greenfield land and therefore should only be considered for development after the brownfield opportunities have been identified.

 AUTONUMLGL 
Definition: - In considering a definition for this category:

· it is easier to say that it does not include land which has been developed for public open space, playing fields, allotments and landscaping;  (?+ others such as SSSI, AONB ?)
· but will include urban greenspace, informal public open space, and rural land within urban areas.

 AUTONUMLGL 
Methodology: -  It is recognised that significant parts of this undeveloped land may well be a valued asset.  However, this role should be re-assessed for the part it plays in contributing to the urban environment, and by implication an assessment of the opportunities that this land may offer in assisting with the process of promoting more sustainable urban development.
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