Torbay Housing Requirement and Strategic Housing Land Availability Assessment (SHLAA) Reports

Why?

An up to date, robust and objective assessment of housing need (SHMA) and strategic housing land availability assessment (SHLAA) are required, by the National Planning Policy Statement, as a basis for plan making in Torbay. 

A SHLAA was last undertaken in Torbay in 2008. The SHMA work, also undertaken in 2008, was refreshed in 2011.  Given the importance of the housing issue in Torbay, and the fact that the 2008 SHLAA is now out of date, Members agreed to commission consultants to undertake a comprehensive refresh of the SHMA and SHLAA.
What and who?
These reports have been prepared to assess the housing requirement and availability of land for housing in Torbay over the next 20 years or so. They are independent, objective reports prepared by consultants Peter Brett Associates. The work has been carried out in collaboration with the Council, but represents the independent professional view of PBA.  

The work has involved Neighbourhood Planning Forums.  The Council specifically asked the Prince’s Foundation, because of the Foundation’s experience with Neighbourhood Planning in the Bay, to work with Neighbourhood Forums and report the outcomes of that to Peter Brett Associates.

The work is strategic.  It hasn’t considered small sites (capable of accommodating less than 6 homes for example).  It has taken account of demographic change over the next 20 years, the performance of economic sectors and the latest household projections from Government and ONS.

The work is robust.  The SHLAA work has necessarily ‘looked under every rock’ in assessing the potential of land for development in accordance with NPPF requirements.  If the consultants and community had not been as thorough, the work may not have been considered as suitable evidence for plan making.
Misconceptions?

A commonly held misconception is the sites identified in the SHLAA are allocated sites for development.  That is not the case. The reports will be used, alongside a huge range of other evidence to inform the preparation of the Torbay Local Plan and neighbourhood plans for Torquay, Paignton and Brixham.  The SHMA and SHLAA are not policy documents in their own right.  

Torbay’s capacity for growth 

Torbay Council is particularly aware that its capacity to accommodate development is constrained by limited land, environmental designations and infrastructure capacity, which are described below.  The Local Plan is taking a very strong approach to protecting valuable environmental assets, as well as ensuring new development only comes forward when there is infrastructure to support it and there is a clear benefit to Torbay and its communities as a result of development.
Torbay’s main urban areas are neatly sandwiched between the sea and the countryside. Torbay has a land area of just under 63 square kilometers (24 sq miles), of which 48% is countryside or has a landscape designation.  Torbay’s capacity for growth is, as such, constrained by countryside and by the sea, both vital to the economy of the area.

In addition to the market and environmental capacity considered in the SHLAA, the Council has commissioned various studies on infrastructure capacity.  The Torbay Infrastructure Delivery Study (Baker Associates/ Roger Tym and Partners 2011) assessed the infrastructure constraints of a 10,000 dwelling and job growth scenario.  Although it did not identify an absolute infrastructure constraint at delivering this level of growth over 20 years, it pointed to a significant infrastructure funding gap of £160 million, of which £52.1 million is critical infrastructure.  It also identified the age of the shared sewers in Paignton as a potential infrastructure pinch point. South West Water does not wish to put an upper limit on growth in Torbay, but phasing is likely to be required as well as a need for developer contributions to overcome the sewerage issue.   Parsons Brinckerhoff carried out traffic modeling (SATURN model) for the council (2010). This suggested that a growth scenario based on 10,000 dwellings was achievable with on-line improvements to the highways network including some dualling of the Western Corridor.  However, a higher 15,000 dwelling scenario (based on the former RSS figures) would be likely to create significant congestion on the road network that could not be alleviated, without major capacity improvements.

The 2008 assessment

The 2008 SHLAA assessed that if every broad location were built on (including conservation areas), about 23,450 new homes could be built - hypothetically. However, it assessed an upper capacity of 16,140 dwellings over 20 years.  This figure was based on 2007 market conditions and particularly made allowance for some high rise apartments. It also relied on broad locations adjoining settlements to provide nearly 5,500 homes. The 2008 SHLAA needed to do this because it was required to find space for the then RSS requirement for 15,000 new homes in Torbay, rather than undertake a bottom up assessment of capacity or deliverability of broad locations.

Clearly, the context of plan making (e.g. there is no longer a Regional Spatial Strategy; the new NPPF) and conditions (e.g. economic downturn; housing demand) have changed significantly over the last 5 years.

The refresh

The 2013 SHLAA refresh was undertaken to provide a clearer, updated picture of the area’s need and capacity, based on 2013 market conditions (which, for example, have rendered apartments, and high rise, less viable).  The refresh also took a more detailed view of the deliverability and sustainability of broad locations rather than simply identifying large areas.  The SHLAA refresh assessed Torbay’s capacity for housing (over 20 years) as almost 11,700 homes.  However around 2,000 of the sites identified in the SHLAA refresh have significant constraints to delivery such as AONB, valuable open space or loss of holiday accommodation.  These constraints are recognised in the consultants’ reports and provide a very clear indication to the Council that these sites should not be identified for development.
On this basis, land that is actually developable and potentially deliverable, in Torbay, appears to provide capacity for around 9,000 new homes. This is very close to the DCLG’s household projections (as extrapolated) of 8,800 new homes over the next 20 years and in the middle of the Council’s bandwidth of 8,000 – 10,000 new homes.  Exceeding this number would require the allocation of land subject to national designations (such as AONB), or place pressure on infrastructure. It remains to be seen whether there is market demand for, or the market is capable of delivering, that number.  
Duty to Co-operate

Torbay Council, South Hams and Teignbridge District Councils have worked closely together, on a range of different issues over the last few years.  This includes provision of new homes.
Torbay and Teignbridge have identified sufficient and deliverable land, with planning permission or allocated for development, to meet demand for new homes for at least the next 5 years, with a wider pool of sites in Torbay to last at least 15 years (as required by the NPPF).  Torbay Council and Neighbourhood Planning Forums will be working together to identify specific sites for the 6 – 15 year period. The Councils have also agreed to a coordinated and positive review every 5 years of Local Plan delivery, for example in terms of infrastructure provision, creation of jobs and delivery of new homes. These reviews will consider the need for and location of further development, and sites to satisfy demand.

The sites with significant constraints to delivery will be considered (probably after 15 years), alongside other sites in South Devon, as part of 5 year reviews and if demand for new homes within the South Devon area shows it to be necessary.

SHLAA and SHMA data
The Summary Report, Housing Requirements report and main SHLAA Report may be downloaded free of charge.  The Appendices to the SHLAA are available to purchase for £100 as a CD-ROM or £150 hard copy. 
Contact details:

For further details please contact Strategic.Planning@torbay.gov.uk or telephone 01803 208804.  Alternatively, you can write to us Strategic Planning Group, Spatial Planning, Electric House, Castle Circus, Torquay, TQ1 3DR. 
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