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Disclaimer

The policy context for the Housing and Economic Land Availability Assessment (HELAA)
is set out in the National Planning Policy Framework (NPPF) and Planning Practice
Guidance (PPG). In accordance with paragraph 31 of the NPPF local planning authorities
should ensure that the preparation and review of all Local Plan policies is based on
adequate, up-to-date and relevant evidence. Local Planning Authorities (LPAs) should
ensure that their assessment of and strategies for housing, employment and other
economic development land uses are integrated, and that they take full account of
relevant market and economic signals.

The Government views HELAAs as “a key component of the evidence base to support the
delivery of sufficient land for housing to meet the community’s need for more homes”. The
NPPF, (para. 67) requires local authorities to “prepare a Strategic Housing Land
Avalilability Assessment to establish realistic assumptions about the availability, suitability
and the likely economic viability of land to meet the identified need for housing over the
plan period”.

The HELAA does not allocate sites for housing or economic development. That is done
through a separate, more detailed planning assessment and consultation, to support the
Local Plan. The allocations process determines which sites should be identified for
residential development and economic development uses according to which timescale.
The methodology behind the allocations process is published alongside this document
and the DAP, titled ‘Approach to Housing and Mixed Use Allocations’.

In relation to the information contained within this report, its appendices and any other
report relating to the findings of the HELAA: the identification of potential sites, buildings or
areas in the HELAA does not state or imply that the councils would necessarily grant
planning permission for development. All planning applications will continue to be
determined against the appropriate development plan and other relevant material
considerations.

The conclusions in the HELAA are based on information that was available at the time of
the study and the council does not accept liability for any factual inaccuracies or
omissions. The information will be a snapshot of the data captured for HELAA sites
submitted at a point in time. Information will be compiled with all due care and attention,
however inevitably discrepancies may occur. The document should therefore be
considered as a live one that will be updated.

The boundaries to sites, buildings and areas will be based on the information made
available at the time by agents and landowners. The HELAA does not limit any
amendment of these boundaries for the purposes of a planning application.
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Introduction

Background

The Housing and Economic Land Availability Assessment (HELAA), is a technical
study that determines the suitability, availability and achievability of land for
development. It is an important evidence source to inform plan-making, but does not
itself represent policy nor does it determine whether a site should be allocated for
future development. Allocations can only be made through the Local Plan.

The process was previously known as the Strategic Housing Land Availability
Assessment (SHLAA) and has been renamed as the HELAA to reflect its
applicability to other uses in addition to housing; that is, employment, and mixed use.

What is included in this report?

The HELAA report assesses the development potential of sites submitted to the
Council through the HELAA process as well as those previously considered as part
of the 2013 Strategic Housing Land and Availability Assessment (SHLAA) and
Employment Land Review 2014 and 2018 (ELR). This includes sites in ownership of
the Council, public sector land, underused land and buildings.

The HELAA has been prepared in accordance with the National Planning Policy
Framework and Planning Practice Guidance (launched on 6 March 2014 with
subsequent updates).

This report is structured around the following sections:

Section 1 - Introduction
Section 2 - Policy Context

Section 3 - Assessment methodology — explains the approach and assumptions
made when assessing sites.

Section 4 - Assessment Findings for housing and employment including:-

¢ A housing trajectory of anticipated housing development

e 5 years housing land supply

¢ A calculation of the potential windfall delivery of housing for the City;
Section 5 - Site Proforma - Details of all sites considered and:

¢ An assessment on the suitability and availability of each site;

¢ A notional development capacity that could be delivered on each site
assessed to be suitable;

e A list of discounted sites.

Purpose of the HELAA:

The purpose of the HELAA is to understand the level of housing and economic land
potential within the City and to identify sites which are considered suitable for
housing and likely to be developed. Its primary role is to:
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¢ |dentify sites with potential for housing or employment uses;
¢ Assess their suitability for housing or employment uses;
¢ |dentify any constraints to development; and

e Conclude whether suitable sites are deliverable and available for allocation if
needed.

The HELAA informs on the “deliverable” and “developable” aspects of specific sites
by providing an information and evidence base, in accordance with the NPPF 2018
definitions. Its purpose is to collect and collate information that provides a summary
of each site’s development potential. The HELAA responds to the requirements of
the NPPF and in doing so represents the primary evidence base and monitoring
report for all aspects of the City’s housing and economic development land supply.
To be of value to the planning process and delivery, the Council is committed to
ensuring that the HELAA is a comprehensive evaluation which is reviewed on an
annual basis.

Whilst the HELAA is a key document, it is only one document of the evidence base
used to inform the preparation of the Local Plan. It is also important to understand
what the HELAA does and does not do. This is presented in Figure 1, below:

What it is What it is not

A document that informs Local Plan A process that allocates land for

preparation. development

A process for assessing any sites A document that grants planning

submitted to us for consideration as a permission or suggests that

future allocation. planning permission should be
granted

A document that provides the Council A Permission in Principle with

with a general understanding of the specific site capacity

development potential of sites.

A document that presents an indicative A document that sets out a

housing delivery trajectory up to 2030 phasing plan for delivery up to
based on all sites determined to be 2030

deliverable and developable

A process that allows a windfall A supply of expected windfall
allowance for housing to be calculated. sites

Figure 1 Role of the HELAA
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Policy Context

National Context
National Planning Policy Framework

The policy context for the HELAA is set out in the National Planning Policy
Framework (NPPF) and Planning Practice Guidance (PPG).

In accordance with paragraph 33 of the NPPF local planning authorities should
ensure that the Local Plan is based on adequate, up-to-date and relevant evidence
about the economic, social and environmental characteristics and prospects of the
area. Local Planning Authorities (LPAs) should ensure that their assessment of land
strategies for housing, economic land and other uses are integrated, and that they
take full account of relevant market and economic signals.

A national standardised housing need methodology outlines the calculation of
housing need based on published projections data. Housing need should be
assessed using the Housing Delivery Test, which examines how the housing
requirement compares with the number of new homes delivered over the previous
three years. Paragraph 75 of the NPPF outlines that local authorities ‘should prepare
an action plan in line with national planning policy’ and set out actions to boost
delivery where required. If completions fall below 75% of the figure from 2020 then
the presumption in favour of sustainable development will apply. Furthermore,
paragraph 73 stipulates that a buffer of 5% should be applied to housing need to
ensure choice and competition in the market for land.

The NPPF advocates the efficient and effective use of land, in locations that offer
good access to a range of community facilities, key services, economic opportunities
and infrastructure. Paragraph 117 emphasises the importance of re-using previously
developed land. The NPPF sets out strong guidance on the considerations for setting
housing figures, and land availability assessments identify future land supply which is
suitable, available and achievable for housing and economic development uses over
the plan period.

Local authorities should identify small and medium sites (those up to one hectare in
size) to accommodate at least 10% of their housing requirement. Paragraph 34
states that expected development contributions should be outlined in plans, including
the ‘levels and types of affordable housing required’. Councils should annually
identify and update a supply of deliverable sites sufficient to provide 5 years’ worth of
housing with an additional buffer of 5% to ensure choice and competition. Where
there is a persistent record of under delivery (which is not defined in more detail) an
additional 20% buffer is required. Beyond the first 5 years the NPPF requires local
authorities to ‘identify specific, developable sites or broad locations for growth, for 6-
10 years and, where possible, for years 11-15’.

To count towards an authority’s five year supply sites must be considered to be
deliverable. The NPPF defines ‘deliverable’ as housing sites that are currently
available, offer a suitable location for development now, and are achievable with a
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realistic prospect that housing will be delivered on the site within five years.
Additionally, ‘sites with outline planning permission, permission in principle, allocated
in the development plan or identified on a brownfield register should only be
considered deliverable where there is clear evidence that housing completions will
begin on site within five years'.

Chapter 12 of the NPPF recognises that high quality buildings and places are
important aspects of the development process, and paragraph 130 requires local
authorities to ‘ensure that the quality of approved development is not materially
diminished between permission and completion, as a result of changes being made
to the permitted schemes’. To achieve sustainable development, paragraph 124
specifies that ‘being clear about design expectations, and how these will be tested, is
essential’.

The NPPF no longer provides an explicit definition of ‘economic development’.
However for clarity the HELAA defines ‘economic development’ as development
including those within the B Use Classes, public and community uses and main town
centre uses (but excluding housing development). This HELAA has focused on an
assessment of the potential supply of sites for:

e Offices (Bla/b uses)
¢ Industry and warehousing (B1c/B2/B8 uses)

Planning Practice Guidance

The Government's PPG, launched in March 2014, offers practical guidance to
support the NPPF.

The section on Housing and Economic Land Availability Assessments sets out that
the purpose of such an assessment is to identify a future supply of land which is
suitable, available and achievable for housing and economic development uses over
the plan period. The assessment of land availability includes the SHLAA requirement
as set out in the NPPF.

The PPG states that an assessment should:

¢ identify sites and broad locations with potential for development;
e assess their development potential;

e assess their suitability for development and the likelihood of development coming
forward (the availability and achievability).

The PPG indicates what inputs and processes should lead to a robust assessment of
land availability and that plan makers should have regard to the guidance in
preparing their assessments. Where they depart from the guidance, plan makers will
have to set out reasons for doing so. The assessment should be thorough but
proportionate, building where possible on existing information sources outlined within
the guidance.



2.13

2.14

2.15

2.16

2.17

2.18

Housing and economic development needs assessments are calculated using
national household growth projections for the area of a local authority. This is then
adjusted to account for affordability of an area. Where relevant strategic policies
were adopted within the last five years, the local housing need figure is capped at
40% above the average annual housing requirement figure set out in the existing
policies.

Plans should set out the contributions expected from development informed by
evidence of infrastructure, affordable housing need and a proportionate assessment
of viability; including setting out the levels and types of affordable housing provision
required as well as other infrastructure. A viability assessment should not
compromise sustainable development but should be used to ensure that policies are
realistic, and that the cumulative cost of all relevant policies will not undermine plan
deliverability.

The PPG outlines that plan makers can use site typologies to determine viability at
the plan making stage. A typology approach is where sites are grouped by shared
characteristics such as location, whether brownfield or greenfield, size of site and
current and proposed use or type of development. Site specific viability assessments
should be undertaken for sites that are critical to delivering the strategic priorities of
the plan. Where up-to-date policies have set out the contributions expected from
development, planning applications that comply with them should be assumed to be
viable.

Housing White Paper: Fixing Our Broken Housing Market

In February 2017 the government published its White Paper on housing, Fixing our
Broken Housing Market. This sets out a number of measures for addressing
problems with the housing market and housing delivery. Its proposals fall under four
main themes: planning for the right homes in the right places, building homes faster,
diversifying the market, and helping people now.

The White Paper contains a number of implications for the planning process.
Notably, it stated that a new methodology for calculating the objectively assessed
need (OAN) for housing will be introduced by April 2018. The Council will review the
implications of the new methodology and implications for the OAN assessed.

Tyne and Wear and Duty to Cooperate

The SHLAA Tyne and Wear Partnership was set up in 2008, to enable and
coordinate collaborative sub-regional working on the SHLAAs and to ensure an
element of sub-regional consistency within the flexibilities provided by the regional
guidance. In accordance with the national and regional guidance, a key stakeholder
partnership was subsequently established comprising local authority planning and
housing officers together with representatives of housebuilders/developers,
Registered Providers and private sector consultants and agencies.
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This partnership has coordinated the sub-regional approach to the SHLAA in the
past and also produced a Tyne and Wear SHLAA Concept Paper!. This was
developed in order to set out some key assumptions for the sub-region and provide
an area-specific guidance note for Tyne and Wear that reflected local conditions.
The partnership also led to formation of a Tyne and Wear SHLAA Panel that had a
direct input into the methodology of each local authority SHLAA by agreeing the
approach taken by each LPA and endorsing the final assessment. This HELAA
builds upon principles established during this process.

Providing an adequate supply of land for business and industry is essential for
achieving growth across the region. The North of Tyne’s portfolio of employment
sites needs to provide a range and quantity of sites flexible enough to accommodate
changing economic circumstances and respond to market demands, recognising
where our strengths lie, while supporting emerging sectors and entrepreneurship
within sustainable locations.

Newcastle’s Urban Core is a priority location for new office floorspace. It provides a
strategic and sustainable location for high-density employment and can cater for a
range of business needs and office market segments. The out of town office market
is regional, functioning as one market, therefore, the perception of businesses
looking to locate in an office park environment in Tyne and Wear will look at
availability regionally and are not tied within administrative boundaries.
Consequently, given the current environment of economic restraint, the out of town
office market remains dominated by the former Enterprise Zone developments of
Quorum and Cobalt in North Tyneside, where there is significant availability and
incentive packages on offer.

The North East industrial market has experienced significant changes from its
traditional reliance on heavy industry of the past to today where there is now a
strong presence of domestic, international and global companies who have
chosen to locate in Tyne and Wear and Northumberland.

In terms of other market availability, the region has also seen recent resurgence
within the oil industry with renewed confidence generating growth. There is a
large subsea sector in the North of Tyne area supplying equipment used to
recover oil and gas from the seabed. The North East subsea sector serves a
global market. The North of Tyne renewable and offshore energy sector has
also played its part in encouraging growth, with the North East positioning itself
as a focal point for associated business and occupiers supporting the industry.

Under the Duty to Cooperate the council will work with neighbouring authorities

where appropriate. All neighbouring authorities were contacted under the Duty to
Cooperate to seek their views on the methodology.

Newcastle’s Local Plan

Newcastle’s Local Plan consists of a number of parts, will form the statutory
Development Plan for planning decisions.

1Tyne and Wear SHLAA Concept Paper
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Part one of the Local Plan is the Core Strategy and Urban Core Plan, adopted March
2015. This alongside the Unitary Development Plan (1998) (UDP), Walker Riverside

Area Action Plan (2007) (WRAAP) and Benwell Scotswood Area Action Plan (2009)

(BSAAP) form the current Development Plan for Newcastle.

Part two of Newcastle’s Local Plan will be the Development and Allocations Plan
(DAP). This document will include detailed development management policies and
allocate and designate land. Upon adoption the DAP this will replace the Unitary
Development Plan (1998), Walker Riverside Area Action Plan (2007) and Benwell
Scotswood Area Action Plan (2009).

Core Strategy and Urban Core Plan — Objectively Assessed Needs

NPPF sets a clear requirement for LPAs to significantly boost the delivery of housing
and to plan to meet the identified need for new housing. This total is known as the
objectively assessed need (OAN) and should be informed by the latest evidence of
population and household projections. The OAN which underpins the CSUCP
requirements was conducted in 2013, and the resulting housing target was
confirmed to be accurate by a new OAN assessment in 2017. Details of the OAN are
contained in the Strategic Housing Market Assessment evidence.

The CSUCP was adopted in March 2015 following a year-long examination in public,
which resulted in the Planning Inspector finding the Plan sound. The CSUCP sets
out Newcastle’s future housing requirements to be 19,000 new homes by 2030,
excluding student accommodation (Figure 2). It should be noted that demolitions
have slowed significantly since 2014 to below 100 a year, with this anticipated to
continue until 2029/30. This will increase the net level of provision above what was
forecast by the Core Strategy.
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2010-15 2015-20 2020-25 2025-30 | Total
Gross Provision 2600 5100 5650 5650 19000
Forecast Lost 1200 300 250 250 2000
Net Provision 1400 4800 5400 5400 17000
Per Annum 520 1020 1130 1130 950

Figure 2 Newcastle Housing Requirement 2010-30

The 2017 SHMA data shows household numbers across the study area would
increase over the Plan period 2015-30 by an average of 490 per year in Gateshead
and 1,076 per year in Newcastle upon Tyne. These figures provide the most
appropriate demographic projection on which to base the Objectively Assessed
Need (OAN) for housing. This difference is mainly due to a higher projected
increase in population in the SHMA projections. The figures represent an increase
on the starting point for Gateshead of 15% and for Newcastle upon Tyne of 7%. The
figures for Gateshead are slightly lower than those in the Joint Core Strategy for
2015-30, while the figures for Newcastle upon Tyne are slightly higher. However,
both figures are very close to the existing policy positions set out in the CSUCP for
each authority with a rise across the two authorities of 2.1%. Thus, the adopted Joint
CSUCP housing targets remain robust and relevant for the preparation of both
Gateshead and Newcastle local plans. The soundness of this requirement was
reaffirmed by the 2017 final draft Strategic Housing Market Assessment (SHMA).
This document objectively assessed Newcastle’s need for housing, and found that it
was consistent with the housing delivery targets set out in the CSUCP. Following the
introduction of new methodology for determining housing need, an addendum to the
SHMA again found that, as the figures were not inconsistent with those set out in the
CSUCP, it would be appropriate to continue to work towards delivery of the figures
set out in the Plan.

Newcastle CSUCP identifies a need to maintain a minimum of 80 hectares of net
developable employment land to meet the gross employment land requirement
(including office floor space). A minimum of 409,600 square meters (gross internal
area) of office space are required in Newcastle. This will ensure a range of sites
flexible enough to accommodate changing economic circumstances and respond to
market demands, whilst supporting emerging entrepreneurship within sustainable
locations.



3. Methodology

3.1  The flow chart below, taken from the PPG, details the inputs and process which
should be included to produce such a robust assessment. The council followed this
flow chart and this section of the report sets out how each stage of the assessment
will be achieved.

Stage 1- Site / broad location identification

Determine assessment
area and site size

r
Desktop review of
existing information

r

Call for sites / broad
locations

r
Site / broad location

survey
Stage 2 - Site / broad location assessment
r
Estlm.ztlng Achievability
development yg| L R i -¢?;L?|i|: 1
patential L J T

l .

Owvercoming constraints

Stage 3 - Windfall assessment

r
Determine housing /
economic development
potential of windfall
sites (where justified)

Stage 4 - Assessment review No

r
Review assessment and
prepare draft trajectory
Enough sites / broad
locations?

|

Stage 5 - Final evidence base Yes

Assessment of
development need
for housing and
economic
development uses

r

Maonitoring

Evidence base
1

f l

Deliverability
(5 year supply) and Informs ?:v:ll.:?i?:nt plan
developability for housing EREE

-~
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3.2

3.3

3.4

3.5

3.6

3.7

Stage 1 - Site/Broad Location Identification
Determine Assessment Area

The geographical area to be covered by the HELAA will be all the land within the
council’'s administrative boundary. The area is subdivided into four areas; North,
East, West and Outer West as illustrated in section 4.00 below (Figure 17).

The Guidance advocates a partnership approach, involving key partners from the
outset. The Council recognises the importance of working in Partnership with other
key stakeholders. The Council will seek to work with stakeholders, if there is interest
to do so, and will consult with the following interests/groups:

e developers;

o those with land interests;

e land promoters;

e local property agents;

e local communities;

e partner organisations;

e Local Enterprise Partnerships;

e businesses and business representative organisations;
e parish and town councils;

e neighbourhood planning groups.

The application of the HELAA methodology is supported by discussion within an
internal panel, established to oversee the Stage 2 site assessment stage. This group
comprises expertise in the delivery of housing and economic development.

Site Size

The assessment has identified all sites and broad locations regardless of the amount
of development needed to provide an audit of available land. The PPG states that a
HELAA should consider all sites capable of delivering five or more dwellings for
housing and 0.25ha or 500 square meters of floorspace and above for employment
land with a variation in the City Centre to include smaller sites. Smaller sites may be
considered where the LPA considers it appropriate, for example, where a site is
below the size threshold but could still support 5+ dwellings.

Desktop Review of Existing Information

The Stage 1 desktop review provides a baseline position and the starting point for
sites to be considered as part of the HELAA. The PPG recommends that the desktop
review should be proactive in identifying as wide a range as possible of sites for
development.

The HELAA has considered all available types of sites and sources of data including:



Type of site

Data sources

Allocated sites

Since the publication of the SHLAA
(2013)/ELR (2014) The CSUCP has
been adopted. Allocated sites along
with sites from the Unitary Development
Plan, Walker Riverside Area Action Plan
and Benwell Scotswood Area Action will
be included in the HELAA and
considered suitable

Local Development Documents
Unitary Development Plan
Area Action Plans

Planning Applications

Planning Applications will be reviewed
regularly, and information collated in the
HELAA database. Where necessary the
council will contact
developers/landowners to ascertain

Planning applications records
(Outline/full planning permissions)
Pending Applications

Expired Applications

Development starts and completions
records

delivery plans to ensure forecasting is Pre-App
accurate.

SHLAAJ/ELR sites SHLAA 2017
Sites including the previous call out for | ELR 2018
sites will be reviewed to ensure the site | Call out 2016

assessment are up to date and
accurate.

Fairer Housing Unit Sites and Land in
the local authority’s ownership that
may be surplus.

Site identified by the FHU will be
assessed by the HELAA process.

Local authority records
Commercial property databases

Brownfield and vacant/derelict land
and buildings

Brownfield land which is currently
considered to be under utilised is a
further source of potential development
sites. Derelict and vacant sites will be
identified through a site search process
carried out by planning officers using a
variety of methods including desktop
survey, local knowledge and
suggestions from residents through
consultation exercises.

Local authority records
Local planning authority Empty
Property Register

Housing and Economic Development
sites under construction

Sites where development has started,
but is not completed.

Information of these sites will be
sourced from the Councils monitoring
reports.

14



3.8

3.9

Office to Residential, Retail to
Residential and any other updates to
permitted development rights

Sites which fall within ‘permitted
development rights’ that allow for
change of use or conversion to
residential use.

Local Development Orders

Internal site suggestions from
Planning Officers, Housing Officer,
Economic Officer and other Officers
e.g. Housing Officers, Leisure
Officers etc.

Sites/broad locations from general
knowledge of Newcastle will be included
if they have not already been identified
through other sources of supply.

Technical Assessment
Development Briefs

Housing and economic development
sites put forward during a “Call for
Sites” consultation and throughout
the Local Plan production.

Any sites/broad locations submitted
directly to the council for
consideration through periods of
consultation and/or submitted
independently e.g. from landowners,
agents, RSLs and developers etc.
This may also include sites promoted
by the LEP and other Duty to
Cooperate organisations.

Figure 3 Data Sources

Rather than simply rely on the current information as being correct and up to date,

the council published alongside the draft methodology the draft Housing and
Employment site schedules? to confirm data accuracy with agents/landowners/

developers and other interested parties. These schedules were based on the 2013
SHLAA and 2014 ELR and reflected up to date planning permission and delivery

status.

Call out for sites/Broad Locations Survey

The council undertook a call out for sites between 18 January 2015 and 29 February

2016. This call out for sites was for housing and economic development sites. This

process involved the council notifying the following of the opportunity to submit sites:

e Landowners/developers/agents on the HELAA database;
e All contacts on the Local Plan database;

e Parish Councils;
e Neighbouring authorities;
e Statutory consultation bodies.

2 Newcastle Draft Housing and Land Availability Assessment Schedule (2015)

15



3.10

3.11

3.12

3.13

3.14

3.15

3.16

3.17

3.18

The call out for sites was promoted through the council’s website and letters.

The call out for sites required the submission of detailed information via a form. Upon
receipt of any sites we identified through the call out for sites and checked that the
data received was accurate and correct to the best of the council's knowledge and
recorded in the HELAA database.

The Council received 8 sites for consideration as a housing site and 1 for
commercial use and comment on the methodology. A summary of the comments
made to the 2016 Call out consultation exercise, together with a Response Schedule
which outlines the Council’s reply to the comment, is available at Appendix 2. This is
particularly important in cases where the Council has decided to maintain the original
conclusion and, by virtue, disagree with the comments from a stakeholder.

Following an initial draft assessment, a four week consultation exercise took place.
The Full Site Schedule is circulated to all consultees and invites comments on the
draft assessment of sites, especially in terms of whether sites were considered as
deliverable or developable All of the necessary supporting information is published
on the Council website as part of the consultation process; this includes a range of
maps to assist the consultation process, with sites identified by colour, relating to the
result of the assessment, allowing stakeholders to easily appreciate the full range of
sites that had been assessed.

The Council will consult on a revised HELAA and/ or undertake a call out for sites on
an annual basis.

Site Survey

All sites identified for inclusion in the HELAA were mapped and information about
them was recorded in the sites database.

In accordance with PPG, the following information was recorded at the survey stage:

e Site size, boundaries, and location;
e current land use and character;
e land uses and character of surrounding area;

e physical constraints (eg access, contamination, steep slopes, flooding, natural
features of significance, location of infrastructure/utilities);

e potential environmental constraints;

e where relevant, development progress (eg ground works completed, number of
units started, number of units completed);

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

National guidance advises that particular types of land or areas may be excluded
from the assessment as long as the reasons are justified.

The Council have excluded:



3.19

3.20

3.21

3.22

e Sites less than five dwellings or under 0.25ha (unless they are Urban Core office
sites);

e Not within or adjoin a settlement;
e Ongoing employment sites that are not recommended by the ELR for release;
e Sites in the Green Belt.

The Council consider that the following designations, known as Category 1 (Figure
4), will deem sites unsuitable for development.

Category 1 designations

Special Area of Conservation Flood Zone 3B

Green Belt HSE Inner Zone

Site of Special Scientific Interest Registered Historic Battlefields
National Nature Reserve Historic Parks and Gardens
Scheduled Ancient Monument

Figure 4 Category 1 designations

Sites submitted in these areas were discounted but included in the HELAA for the
purpose of completeness. Other policy designations from Newcastle’s Local Plan
and National guidance known as Category 2, such as open space, historical
buildings may affect the scale and type of development. Category 2 designation sites
were not automatically discounted by the HELAA but rather act as an indicator that
the site may well have some constraints which would need to be addressed if the
site is to be deemed suitable. Sites with open space protection that have been
assessed to be suitable for development have been included in the land supply,
those that are still to be assessed are discounted for now but will be re- appraised
once site specific open space assessments have been completed. This reflects the
Planning Practice Guidance that indicates the assessment should be as
comprehensive as possible and not be narrowed in scope by existing policies
designed to constrain development. It is for this process to “test again the
appropriateness of other previously defined constraints, rather than simply to accept
them.”

Sites have been visited by Planning Officers in order to assess aspects that may not
be immediately evident from the desktop survey. This included factors such as
topography and other physical constraints. Sites with an extant planning permission
and those under construction are considered to be suitable so site surveys were not
undertaken for these sites as part of the HELAA process. However, development
progress on sites will be monitored and site visits undertaken to the larger sites on
an annual basis to verify progress.

Registered Historic Battlefields — the HELAA 2016 included Registered Historic
Battlefields as a Category 1 designation. Following the Consultation on the HELAA
which took place between 9 October 2017 and 20 November 2017, the Council
reviewed the responses to the consultation and concluded that the designation
should not automatically result in a site being discounted. The reasons for this
decision are set out below.
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3.26

3.27

3.28

3.29

Newburn Battlefield is the only Registered Historic Battlefield in Newcastle City
Council’'s administrative area. It is one of only two Registered Historic Battlefields in
the Country to include large areas of existing development within the designated
area, the other is at Neville’s Cross in County Durham.

The Council has considered comments made by Historic England in response to the
consultation on the HELAA from 9th October 2017 to 20th November 2017. These
comments and the Council’s responses can be found full in the Consultation
Responses and Feedback Report February 2018.

The Council has reviewed guidance recommended in Historic England’s comments
on the HELAA consultation. We have also taken account of Historic England’s report
‘Strategic Research for the registered Battlefield at Newburn Ford and
Boroughbridge’ and have sought advice and guidance on matters relating to
Newburn Battlefield from the Tyne and Wear Archaeology Officers. Based on the
review of comments, evidence and on the advice provided by the Council’s
Conservation Team we consider that the allocation of land for employment within the
Newburn Battlefield area is still appropriate given its atypical character, and any
impacts can be appropriately mitigated.

The Council has revised its HELAA methodology on the grounds that Newburn
Riverside Registered Battlefield is an atypical example of a Registered Battlefield,
which includes significant areas of existing housing and industrial development. As
such it should not fall into Category 1 because this would prevent development of
sites which are otherwise available and suitable for development, and which do not
negatively impact the historically or archaeologically significant parts of the
Registered Historic Battlefield and pertain to development in existing industrial and
residential areas.

Stage 2 — Site/Broad Location Assessment

Once all the sites were collated as part of the site survey they were then assessed
for their suitability, availability and achievability for future development. Sites were
assessed against existing or emerging planning policy to enable the council to
establish if a site is can be considered to be deliverable over the plan period.

Estimating the Development Potential

The PPG indicates an estimate of the development potential should be guided by
existing or emerging plan policy. The guidance indicates that where the development
plan policy does not provide a sufficient basis to make a judgment then relevant
existing development schemes can be used as the basis for assessment. In some
locations, where considered appropriate to do so, the density has been adjusted to
reflect local characteristics.

Density

The NPPF does not identify an indicative minimum net density threshold. The PPG
suggests that where considered appropriate to do so, density should reflect local



characteristics. Where information was available from sources such as planning
applications, pre-application discussions, development briefs, masterplans or
allocations the known density information has been used.

3.30 The 2013 SHLAA included a Housing Capacity Calculator (Figure 5). This assumes
that the density of housing varies for a number of standard property sizes and types
for example in suburban locations an average 4 bed house is 24 units per hectare
compared to 250 units per hectare for studio flats in the Urban Core. The densities
are considered to be realistic rather than aspirational. The HELAA will continue to
use the assumptions in the below figure.

Suburban Sites o © © o
o o = | 3 3 3 3
5| 5| g[8 |Be |2 |2 g
e} o5 |BE |BvE | T 53 |Do |OT = &
S D g [OR= [ D DB ol 0] o2
3 o8 o8 o8 | o m o o5 [} m s
0 — < N < m < o~ m = ™ < o~ m
Indicative unit 30 45 60 80 70 80 90 105 60
floor area (net
internal) (sg.m)
Site coverage 12.5% | 15% 16% 16% 17.5% | 16% 13.5% | 12.5% | 18%
(internal
footprint/site area)
No. of storeys 3 3 3 3 2 2 2 2 1
Total netinternal | 3750 | 4500 | 4800 |4800 |3500 |3200 |2700 |2500 | 1800
floorspace/ha.
(sq.m)

Indicative density | 125 100 80 60 50 40 30 24 30
(dwellings/ha.)

Land take per unit | 0.008 | 0.010 | 0.013 | 0.017 | 0.020 | 0.025 | 0.033 | 0.042 | 0.033
(ha.)

City Centre Sites
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Indicative unit 30 45 60 80 70 80 90 105 60
floor area (net
internal) (sg.m)
Site coverage 15% 18% 19.2% | 19.2% | 24.5% | 16% 15% 14% 24%
(internal
footprint/site area)
No. of storeys 5 5 5 5 2 3 3 3 1
Total netinternal | 7500 | 9000 |[9600 | 9600 |4900 |4800 |4500 |4200 | 2400
floorspace/ha.

(sg.m)




Indicative density | 250 200 160 120 70 60 50 40 40
(dwellings/ha.)

Land take per unit | 0.004 | 0.005 | 0.006 | 0.008 | 0.014 | 0.017 | 0.020 | 0.025 | 0.025
(ha.)

Figure 5 Housing Capacity Calculator

3.31

3.32

3.33

3.34

Plot densities vary considerably depending on the type of employment use being proposed.
For example, the ELR assumes that a site of 1ha gross area would be capable of
accommodating 4,000 sgm of out of center office, industrial or warehousing / distribution
floorspace (equivalent to 40%). Assessments of town centre office densities carried out by
Cushman and Wakefield on behalf of the Council identified densities of over 200% in the city
centre. City Centre office capacity is based on the best available information about the
proposed mix of uses, proportion of office floorspace, and where available, elements of
masterplans. In the absence of more detailed information about specific sites, provided by
developers, planning applications, or masterplans, the ELR assumes plot ratios of 150% for
the City Centre, and 60% for out of town locations.

Gross to net site area (developable area)

The developable area is the likely proportion of the site which will be available for
residential development, after taking into account provision of infrastructure, open
space and other land uses designed to complement housing development. For larger
sites a greater percentage of the total site area is deducted in order to give this
developable area that can be used for housing. This takes into account other uses
that are likely to be incorporated in to larger housing schemes such as education
provision or the need for critical infrastructure such as new roads.

The Tyne and Wear Strategic Housing Land Availability Assessment (SHLAA) Sub-
Regional Addendum Concept Paper and Supplementary Guidance set out
assumptions for estimating net developable area which are considered appropriate
for the SHLAA (Figure 6). Newcastle City Council has adopted the higher net
developable area to reflect the predominantly urbanised character of the area.

Gross site area (ha) Percentage net
Less than 0.4 ha 100%
0.4to2ha 90%

Over 2 ha 75%

Figure 6 Gross to Net ratios

The net developable area of employment sites is identified in a different way to that
of housing. Take-up of employment land is typically recorded on a plot by plot basis,
which equates to a net developable area. Availability should be measured on the
same basis. Therefore for some sites, gross to net adjustments may be appropriate.
We have considered each site and estimated the proportion of land which is likely to
be lost to servicing and landscaping, having regard to typical gross:net ratios
achieved on industrial estates and business parks elsewhere in the region. Gross to
net ratios can vary from 100% where a site is in single occupation and has few or no
constraints, to below 60% for a business park on a sloping site with large areas set
aside for landscaping and sloping banks between development plots.
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3.36

3.37

3.38

3.39

3.40

Capacity (Yield)

Where there is ‘*known’ information of a site capacity from planning applications, the
call out for sites process or discussion with the council this was taken into account.
Where no such information was provided site capacity was based on informed
estimates, which may be subject to change as a detailed scheme is developed for a
site. This was principally calculated from the ‘developable area’ multiplied by an
appropriate housing/economic density.

Suitability
Assessing the suitability of sites or broad locations for development was guided by:

¢ the Newcastle Development Plan and supporting adopted guidance, emerging
plan policy and national policy;

e market and industry requirements in the housing market or functional economic
market area.

Sites were initially assessed against the Development Plan (CSUCP, UDP,
BSAAP,WRAAP), taking account of how up to date the plan policies are and
considering the appropriateness of identified constraints on sites/broad location and
whether such constraints may be overcome. The assessment of sites was a dynamic
process and as the Local Plan progresses there will be a need to update the
suitability of sites in light of any emerging policy changes.

Sites allocated in the UDP, and AAPs or with planning permission were generally
considered suitable for development although there may be instances where it is
necessary to assess whether circumstances have changed which would alter their
suitability. This has included a re-appraisal of the suitability of previously allocated
land and the potential to designate allocated land for different uses.

The following factors were considered to assess a site’s suitability for development
now or in the future:

e physical limitations or problems such as access, infrastructure, ground conditions,
flood risk,

e planning policy restrictions,
e hazardous risks, pollution or contamination;

e potential impacts including the effect upon landscapes including landscape
features, nature and heritage conservation;

e appropriateness and likely market attractiveness for the type of development
proposed,;

e contribution to regeneration priority areas.

In addition to the above considerations, information gathered at the Stage 1 of the
HELAA methodology also informed the suitability assessment.



3.41 Sites designated as Category 2 (Figure 7) will be assessed for their suitability.
Although category 2 sites are not considered to be unsuitable the designations may
affect the nature or extent of development of a site.

Archaeological Site HSE Middle and Outer Zones

Area of Outstanding Natural Beauty Flood Risk Zones 2 and 3a

Conservation Area Local Nature Reserve

Designated Open Space and allotments | Minerals Safeguard Area

Grade | Listed Building Non-designated Open Space

Grade II* Listed Building Part of Strategic Green Infrastructure network
including Area of Opportunity

Grade Il Listed Building Protected Species or Habitat

Sites of nature conservation importance | World Heritage Site

(SNCl)/local wildlife site

Figure 7 Category 2 Designations

3.42 The following matters were considered and noted at the desktop assessment stage,
some of them precluded development depending on the extent to which the utility
covers a site and its potential impact:

e High pressure gas pipelines;
¢ Oil pipelines, national grid transmission lines;

¢ Immovable communication links, such as high speed fiber optic cables utilised by
businesses in the area,

e Major hazard site.

3.43 Sites for new economic development were normally considered suitable where there
is good access to strategic transport infrastructure, services and facilities or where
the site adjoins part of an existing employment site. The following criteria were also
considered specifically in relation to the suitability for economic development:

e Whether the site has /can gain good access to the strategic transport network.
The time needed to access the strategic network has been considered, taking into
account distance but also known congestion levels;

e Whether the site adjoins /could adjoin part of an existing employment site. If an
adjoining site is well utilised then it is likely to be a commercially attractive
location;

¢ Whether the site has access/is capable of providing access to non-employment
uses for employees to utilise such as food and leisure facilities;

e The site’s proximity to residential areas and other adjoining uses to ensure
economic development wouldn’t result in an adverse impact on local amenity;

e Whether the site is constrained by gradient. Sites of significant gradient are less
suitable for some economic development, than housing uses, such as B8
(warehousing).

Availability

3.44 A site was considered available for development, when, on the best information
available (confirmed by the call out for sites and information from land owners and
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3.46

3.47

3.48

legal searches where appropriate), there is confidence that there are no legal or
ownership problems, such as unresolved multiple ownerships, ransom strips,
tenancies or operational requirements of landowners. This will often mean that the
land is controlled by a developer or landowner who has expressed an intention to
develop, or the landowner has expressed an intention to sell. Although generally
speaking the existence of a planning permission suggests a site is available, there
may be instances where it does not.

Where potential problems are identified, then an assessment has been made as to
how and when such issues can realistically be overcome. Consideration was also
given to the delivery record of the developers or landowners putting forward sites,
and whether the planning background of a site shows a history of unimplemented
permissions.

In order to ensure a transparent and reasonable process, all sites were treated
equally regardless of whether they are in public or private ownership. Sites lacking
in precise information on ownership were assessed as ‘not currently available’.

Achievability - Including Viability

In accordance with the PPG a site was considered achievable for development
where there is a reasonable prospect that the particular type of development will be
developed on the site at a particular point in time. This is essentially a judgement
about the economic viability of a site, and the capacity of the developer to complete
and let or sell the development over a certain period.

Achievability is affected by:

e market factors — such as adjacent uses, economic viability of existing, proposed
and alternative uses in terms of land values, attractiveness of the locality, level of
potential market demand and projected rate of sales (particularly important for
larger sites);

e cost factors — including site preparation costs relating to any physical constraints,
any exceptional works necessary, relevant planning standards or obligations,
prospect of funding or investment to address identified constraints or assist
development; and

e delivery factors — including the developer’s own phasing, the realistic build-out
rates on larger sites (including likely earliest and latest start and completion
dates), whether there is a single developer or several developers offering
different housing products, and the size and capacity of the developer. In
addition, where there is public ownership, there is potential for greater control of
delivery mechanisms.

3.49 The Council has a track record of facilitating delivery of homes in the lower value

areas where viability is more constrained through making the most use of local
authority owned land to stimulate development. Figure 8 below indicates the higher
level of public ownership of sites in the Low, Low Mid viability areas compared to
lower public ownership in the higher viability areas and non-urban sites



Res;:i:f?lt:ll\lzlue Total Capacity of "Ilyl::ih S:L::i’:cl;: or % of Total Capacity
City Centre 5113 1013 20%
High 504 110 22%
High Mid (Urban) 559 163 29%
High Mid (Non-Urban) 7818 0 0%
Mid (Urban) 1615 310 19%
Mid (Non-Urban) 1937 418 22%
Low Mid 2720 2306 85%
Low 1217 1001 82%
Total 21483 5321 25%

Figure 8: Residential Sites in Public Land Ownership

3.50 The viability of each site was tested by the Newcastle Viability Model - a strategic
viability tool developed for the CSUCP that utilises compatible development

assumptions with the proposed Community Infrastructure Levy (CIL). This approach
was considered to be appropriate to use for this assessment and consistent with the
requirements of the PPG.

3.51

Based on the Viability Assessment, the HELAA also includes an analysis of site
viability within identified development typologies. This enables a broad estimate of
whether a site is likely to be viable or not. The build costs and sales values have
been updated, with the assumed values used for housing and employment set out in

Figure 9 & 10.
High High-Mid Mid Low-Mid Low
Zone 1 Zone 2 Zone 3 Zone 4 Zone 5
AVERAGE | NDSS 3,050 2,550 2,150 1,875 1,700
RATE
£/m2
Size Sales Values (E/unit)
1 bed flat 45 137,250 | 114,750 96,750 | 84,375| 76,500
2 bed flat 66 201,300 168,300 141,900 123,750 112,200
3 bed flat 85 259,250 216,750 182,750 159,375 144,500
2 bed house 75 228,750 191,250 161,250 140,625 127,500
3 bed house 96 292,800 244,800 206,400 180,000 163,200
4 bed house 114 347,700 290,700 245,100 213,750 | 193,800
Figure 9 Estimated sales values for notional property types by value band
Scheme Type Rental Value£/m2 and Yield%
Low Med High Newcastle
Central Area
Offices 86 108 161 226
Yield 8.5% 8.5% 7.5% 7%
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B2 Industrial, B8 40 55 70
Warehousing

Yield 10% 8.0% 7.5%

Figurel0 Estimated Commercial Rental and Capital Values for notional property types by value band

Where constraints have been identified, the assessment considered what action
would be needed to remove them (along with when and how this could be
undertaken and the likelihood of sites/broad locations being delivered).

Once the suitability, availability and achievability of sites had been assessed, and
any constraints identified, the likely timescale and rate of development for each site
was then assessed. This will be continuously updated throughout the Local Plan
process, with advice being sought from developers on likely timetables, progress
made, and any further constraints which may arise.

Site with Planning Permission

The NPPF indicates that sites with planning permission should be considered
deliverable until permission expires, unless there is clear evidence that schemes will
not be implemented within five years.

For large housing sites with planning consent (those of five units or more), the
council will consult directly with land owners and developers, in order to obtain up to
date delivery information about a site. Unless the council has good reason not to do
so, delivery forecast information received will be accepted. When no information is
received, delivery information from previous years will be used to inform a delivery
forecast. If no recent delivery information has been obtained, delivery assumptions
will be applied. The same principles were applied to employment sites.

Sites without Planning Permission

PPG indicates that planning permission is not a prerequisite for a site to be
considered deliverable within five years. However, the council will make a general
assumption that sites without planning consent sites will not deliver within five years
unless there is evidence to suggest otherwise. Sites without planning consent may
start to deliver within five years such as allocated sites in the CSUCP or sites which
an application is pending or housing schemes which the council is proposing to
deliver through its Fairer Housing Delivery Programme. These sites will considered
part of the five year housing land supply where they are considered to meet the
definition.

Otherwise, sites will be assumed to start to deliver within 6-10 years. Where
significant constraints are identified, or sites appear to represent a later phase of an
adjacent development, they will be assumed to start to deliver within 11-15 years.

The following table (Figure 11) was prepared for the SHLAA 2013. It provides a
broad indication of likely maximum average build rates in the Newcastle housing
market area. This will be used to inform the deliverability of housing sites. Figure 12
indicates the assumptions used for commercial schemes and deliverability.



3.59

3.60

Residential Delivery Assumptions

Site Size No of No. of Sales per Average

Outlets Developers | developer per | build rate

month per annum
<100 1 1 2.9 35
100-500 1 1 4.2 50
500+ 1 1 4.6 55
1 2 3.1 75
1000+ 1 3 2.5 90
1 4 2.1 100
2 1 4.2 100
2 2 2.9 140
2 3 2.3 165
2 4 1.9 185
2500+ 3 1 3.9 140
3 2 2.8 200
3 3 2.3 250
3 4 1.8 275

Figure 11 Residential Delivery Assumptions

Build period (months) — non-residential

Offices — Centre 14
Offices — Out of Town 14
B2 Industrial 6

Figure 12 Commercial Delivery Assumptions

The NPPF requires that sites are considered to be deliverable, developable or not
currently developable for housing development. The NPPF defines deliverable and

developable as:

e Deliverable — To be considered deliverable, sites for housing should be available
now, offer a suitable location for development now, and be achievable with a
realistic prospect that housing will be delivered on the site within five years. Sites
that are not major development, and sites with detailed planning permission,
should be considered deliverable until permission expires, unless there is clear

evidence that homes will not be delivered within five years (e.g. they are no longer

viable, there is no longer a demand for the type of units or sites have long term
phasing plans). Sites with outline planning permission, permission in principle,

allocated in the development plan or identified on a brownfield register should only
be considered deliverable where there is clear evidence that housing completions

will begin on site within five years; and

e Developable — a site should be in a suitable location for housing development,
and there should be a reasonable prospect that housing could be developed
within 6-10 years or 11-15 years.

If sites were neither deliverable nor developable they will be classified as currently

not deliverable.
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Stage 3 - Windfall Sites

Paragraph 70 of the NPPF states that local planning authorities may make an
allowance for windfall sites in the five-year supply if they have compelling evidence
that such sites have consistently become available in the local area and will continue
to provide a reliable source of supply. Any allowance should be realistic having
regard to the historic windfall delivery rates and expected future trends, and should
not include residential gardens.

This is certainly the case in respect of small housing sites and the HELAA
incorporates a small site windfall allowance based upon a conservative assumption
that unidentified developments of fewer than 5 homes will continue to yield at least
50 completions per annum.

Windfall assessments will be made and published annually through the council's
Authority Monitoring Report (AMR). This will include an assessment of historic
windfall delivery rates as well as the expected future trend for windfall delivery. No
windfall allowance is made for employment sites.

Stage 4 - Assessment Review
Review Assessment and prepare trajectory

Following the assessment of all sites, the development potential of all sites was
collected to produce trajectories for sites. This sets out how much housing and
employment land can be provided, and at what point in the future. An overall risk
assessment will be made as to whether sites will come forward as anticipated.

If insufficient sites were identified against objectively assessed need, then the
council would have revisited assumptions. Following the review if there were still
insufficient sites, then it would have been necessary to investigate how this shortfall
would be planned for. If there is evidence that the needs cannot be met locally, it
would have been necessary to consider how needs might be met in adjoining areas
in accordance with the Duty to Cooperate.

Identify specific developable sites or broad locations for housing growth for year 11-
15

The Planning Practice Guidance allows for the investigation of potential broad
locations where identifiable sites will not provide sufficient land for housing land to
meet the land supply requirement for 15 years (or more). Identification of broad
locations for housing and other strategic development is supported by the National
Planning Policy Framework (paragraph 67).

The NPPF and PPG do not require that Local Planning Authorities identify
developable sites or broad locations for employment growth for over an 11-15 year
period in the same way as they do for housing. However as the Council has
assessed its housing and employment land supply as part of the same HELAA
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exercise, we have also attempted to identify an indicative trajectory of employment
sites which includes expected phasing of development over the next 15 years.

Stage 5 - Final Evidence Base
Data Outputs

Following the Call out for Sites and the site assessment process, the council has
published a report and Housing Site Schedule and an Employment Land Schedule
which includes:

e A list and map of all sites;

e An assessment of each site, covering its suitability for development, availability
and achievability. The achievability of each site includes an assessment of the
site's viability. This assessment determines whether a site is realistically expected
to be developed and the timeframe for any such development, or reasons why a
site has been discounted for future development;

e The potential type and quantity of development which could be delivered on each
site or broad location. This will include an estimate of build out rates for housing
as well as any barriers to delivery which may be needed to be overcome;

e An indicative trajectory of the estimated delivery of the potential development.
Monitoring

Once site assessments have been collated into a schedule this will be used to
continuously monitor sites. The council will on an annual basis publish the Housing
Trajectory, Housing Site Schedule, Employment Site Schedule and Five Year Land
Supply position paper (Housing) as part of the Authority Monitoring Report.

Five Year Land Supply

NPPF requires local planning authorities to identify and maintain a rolling five-year
supply of deliverable housing land. The assessment of this supply is a material
consideration in the determination of residential planning applications and helps to
ensure that the objectively assessed housing needs of the local area are met over
the life of the plan period.

Assessment Findings

This section of the report presents the overall findings from the HELAA 2017,
including the identification of the City’s ‘deliverable’ and ‘developable housing and
employment land supply.

Employment Supply

The HELAA provides an accurate estimate of current available employment land
within the City. It will be essential that all employment land is deliverable to meet
employment land requirements as set out in the CSUCP.
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The HELAA has been undertaken in conjunction with demand work to ensure that
the City has a realistic view of future demand as well as a qualitative assessment of
current supply to ensure that a sufficient pipeline of supply is planned for which
meets likely future needs.

Detailed analysis of past take-up has been used to inform the appropriate level of
allocations for offices and industrial or warehousing. Detailed site assessments have
then been used to identify those sites to be retained for employment use; those to be
de-allocated; and those that should be considered as new allocations.

Deliverable and Developable Key Findings

The Draft HELAA 2016 assessed 102 sites, totaling 717.10 ha gross for potential
employment allocation. Of these 24 were identified as achievable for employment
development. 15 sites were identified for mixed use development. Each assessment
followed the methodology set out in Chapter 3.

After the conclusion of the consultation on the Draft HELAA 2016, the sites identified
through the draft were assessed as part of the HELAA 2017 to ensure that they were
still suitable, available and achievable for employment allocation. Two new sites
were identified by officers at this stage.

The HELAA 2018 has identified 30 sites to comprise Newcastle’s employment land
portfolio. 12 sites with significant potential for office development (including as part of
mixed sue schemes) were identified as part of the portfolio. This portfolio of sites
totals 125.21 ha gross of employment land. 12 sites for general employment were
identified for allocation in the DAP, with a further site, Newcastle CVA being
allocated under its own policy. The remaining sites in the portfolio are allocated in
the CSUCP.

10 Sites were discounted for employment use at this stage either because they had
been developed, were no longer available for allocation, or were assessed as
unsuitable for employment uses.

The figure below shows the allocation status of Newcastle’s employment land
portfolio. In addition to the potential employment land set out above, which is
available for allocation within the DAP, additional employment land is allocated
through the CSUCP, focused in the Urban Core, and in the two Key Employment
Areas of Newcastle International Airport, and Walker Riverside.

Net Employment land (ha)

CSUCP allocations and Urban Core 65.07
Sites

Capacity of sites assessed in the ELR 24.23
(Recommended DAP Allocations)

Supply sub total 89.30

Take-up since 2010 (start of plan 29.44

period)
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Residual minimum requirement of
employment land over the plan period

59.86

Balance of available employment land +29.44
against CSUCP minimum requirement
of 80 ha
Figure 13 Supply of employment land
Total
Total Medium-
Total land Short-term term (ha) Total Long-
Location use (ha) net (ha) net net term (ha) net
East 17.87 13.72 3.19 0.96
0 0 0 0
North
18.02 6.23 9.79 2.05
West
Total 89.30 30.20 36.08 23.01

Figure 14: HELAA Sites against rolling 5 year flexibility margin

The trajectory set out in figure 14 in addition to identifying a total capacity of
employment land in Newcastle, provides an indication of the rate of delivery of
employment land in the City over a fifteen year time period. Sites that are anticipated
to come forward in the first five years of the trajectory are considered to be
deliverable. While the above trajectories give a good indication of the amount of
employment land that is likely to come forward over the plan period, the delivery of
development in the case of employment sites notwithstanding those sites with
planning permission or where development is underway can be challenging to
predict with complete certainty. Prevailing market conditions are likely to have a
significant impact on factors such as the availability of finance, and developer
confidence as well as demand for certain types of premises is difficult to predict over
the long and medium term. Therefore the estimated timescales above provide an
indication of the phasing of delivery. It should also be borne in mind that the Core
Strategy requirement of 80ha net of employment land is a minimum figure and
should conditions merit it, further employment development could conceivably come
forward within the plan period.

Housing Supply

The HELAA has assessed around 600 individual sites for housing, with each
assessment following the methodology as set out in Chapters 3. This analysis is
crucial for informing the emerging Local Plan with regard to both the potential
capacity for new housing in Newcastle and also for providing the key evidence for
the site selection process. This evidence will ensure that the most sustainable and
appropriate sites are selected for allocation.
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Deliverable and Developable sites Key Findings

The NPPF defines a deliverable site as one which is “available now, offers a suitable
location for development now”, is achievable with a realistic prospect that housing
will be delivered on the site within five years and in particular that development of the
site is viable. Sites with planning permission should be considered deliverable until
permission expires, unless there is clear evidence that schemes will not be
implemented within five years, for example they will not be viable, there is no longer
a demand for the type of units or sites have long term phasing plans. For a site to be
considered developable it “should be in a suitable location for housing development
and there should be a reasonable prospect that the site is available and could be
viably developed at the point envisaged”.

In total a capacity for 19,635 potential homes, on specific developable sites, have
been identified through the HELAA including sites that are deliverable in the period
April 2018- to March 2023.

Potential homes forecast for delivery beyond the plan period (after 2030) have not
been included in this data, however, the CSUCP allocation sites do provide for
additional future capacity.

Deliverable Developable
HELAA Housing 5883 13.752
Capacity
Student
Accommodation - 1,087 397
general needs
dwellings released
Total 6,970 14,079

Figure 16 Housing Supply
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Figure 17 Geographic Sub Areas

4.15 Analysis has been carried out on the identified supply on the basis of ‘sub-areas’;
this helps to determine the likely locations of new delivery over the plan period.
Figure 17 above shows the boundaries of the sub-areas used in the HELAA analysis
and Figure 18 indicates the housing supply totals by sub area.

Figure 18 Sub Areas: Housing Supply

4.16 In reaching these conclusions, the Council has considered information provided by
stakeholders, the delivery record of the developers or landowners putting forward
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sites, planning permissions and planning histories of sites, including the presence of
previously unimplemented permissions.

Brownfield and Green Field Development

Prioritising building on brownfield sites is a key objective of the planning system and,
as a result, the amount of development on brownfield sites is an important indicator
which is monitored as part of the work to assess housing land supply. The Council
has published its pilot Brownfield Register in 2016 and will publish a Brownfield
Register by the end of December 2017. This will be available to view on the
Council’'s website.

Site not considered part of the Housing Land Supply
Completed Development

Housing completions monitoring is now an integral part of the HELAA process and
the findings from the latest round of completions monitoring is presented later in this
report (Five Year Land Supply). Sites that are ‘complete’ i.e. have no remaining
capacity, have been removed from the HELAA and therefore did not require a
detailed assessment (Appendix 3). These sites will be excluded from future reviews
archived as completed developments.

Discounted Sites

Appendix 3 of the HELAA is the schedule of discounted sites. The reasons for
discounting are set out and could include the following reasons:

e Unsuitable due to other Local Plan allocation;
e Insufficient evidence to justify loss of or impact upon open space;
e Insufficient evidence to justify loss of economic development land use;

e Unachievable in the plan period.

Student Housing

The Newcastle and Gateshead SHMA (August 2017) reviewed the need for student
accommodation and the impact on the wider housing market. Newcastle in particular
has experienced a protracted period of unprecedented growth of purpose built
student accommodation in the urban core following a period of expansion from 2010
at Newcastle and Northumbria Universities as well as Newcastle College that are
based in the city. Whilst evidence would indicate the growth in student population
has now stabilised this is not the case for the growth of purpose built student
accommodation which has continued at an average of 2044 bed space completions
in the last 2 years.

Planning practice guidance was updated in March 2015 to include specific reference
to identifying the needs of students:

“Local planning authorities should plan for sufficient student accommodation whether
it consists of communal halls of residence or self-contained dwellings, and whether



4.22

4.23

4.24

4.25

or not it is on campus. Student housing provided by private landlords is often a
lower-cost form of housing. Encouraging more dedicated student accommodation
may provide low cost housing that takes pressure off the private rented sector and
increases the overall housing stock. Plan makers are encouraged to consider
options which would support both the needs of the student population as well as
local residents before imposing caps or restrictions on students living outside of
university-provided accommodation. Plan makers should engage with universities
and other higher educational establishments to better understand their student
accommodation requirements” (Planning Practice Guidance 2014, paragraph 21).

The SHMA Chapter 3, advised the demographics projections 2015-30 assume that
no further growth in student numbers occurs from 2015 onwards. Any additional
growth to student numbers which might occur will need to be factored in to the
housing requirements of the area. The average household size for a student
household in the 2011 Census in Gateshead and Newcastle upon Tyne was around
3.1 students per household. The household projections assume that the number of
students living in communal establishments (including university halls of residence
and student housing provided by private sector providers) remains constant over the
period 2015-39. However, if more student bedspaces are to be provided then this
will reduce the need for other forms of housing.

In terms of the supply of student accommodation, Planning Practice Guidance for
Housing and Economic Land Availability Assessment Paragraph provides the
following statement:

All student accommodation, whether it consists of communal halls of residence or
self-contained dwellings, and whether or not it is on campus, can be included
towards the housing requirement, based on the amount of accommodation it
releases in the housing market. Notwithstanding, local authorities should take steps
to avoid double-counting. Paragraph 38

Therefore planning authorities are required to assess the need for future student
accommodation as part of the Objectively Assessed Needs (OAN) in their area, and
can then count any student accommodation forthcoming as part of their land supply
calculations. The implications for housing land supply was further clarified in a
Judicial Review in 2015, Exeter City Council v. Secretary of State for Communities
and Local Government. In his decision, Justice Hickinbottom stated that:

“43. ... Paragraph 3.38 does not allow — let alone require — all new student
accommodation simply to be included towards the housing requirement, as Mr
Whale suggests: rather, it allows an authority to reflect the release of
accommodation units onto the general housing market as a result of new student
accommodation. Therefore, for a local planning authority to be able to count student
accommodation as part of the land supply calculation, they must assess the impact
of students on their housing requirement, and, also, demonstrate the impact of new
student accommodation on the wider housing market. It is clearly advantageous for
students to live in purpose built accommodation, rather than in dwellings which could
be occupied by non-student families. However, for a local authority to be able to
count student accommodation as part of their land supply they must have assessed
the needs of their student population thoroughly.”
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In the case of Gateshead and Newcastle upon Tyne the pattern of release of private
sector dwellings for general needs on the occupation of new purpose built student
accommodation was accepted at the examination of the CSUCP, and thus in
accordance with the SHMA and trends of student bedspaces continuing without
growth of student population, student bedspaces can be counted as part of the
housing land supply on the basis of around 3.1-4. bedspaces equalling one dwelling.
The table in Appendix 3 sets out the committed student accommodation in bedspace
that have yet to be completed (year end 2017/18). A ratio of 2.5 bedspaces for every
dwelling released has been applied, to align with the Housing Delivery Test. This
adds 1087 homes to the deliverable supply of housing and 326 homes to the
developable supply.

Year housing land supply and housing trajectory

This section of the report sets out how the Council has met its requirements and can
demonstrated a five year supply of land for housing. The report takes into account
the NPPF requirement for an additional 5% allowance on the five year land supply to
create competition and choice in land supply.

The National Planning Policy Framework (NPPF) and the Planning Practice
Guidance (PPG) seek to underpin the Government’s step change in housing delivery
through a more responsive approach to land supply at the local level. As a Local
Planning Authority, Newcastle City Council are required to identify and maintain a
rolling five year supply of deliverable housing land, to ensure the continued supply of
homes in the area.

The NPPF states at paragraph 73 that local planning authorities should: “identify and
update annually a supply of specific deliverable sites sufficient to provide a minimum
of five years’ worth of housing against their housing requirement set out in adopted
strategic policies, or against their local housing need where the strategic policies are
more than five years old. The supply of specific deliverable sites should in addition
include a buffer (moved forward from later in the plan period) of:

a) 5% to ensure choice and competition in the market for land; or

b) 10% where the local planning authority wishes to demonstrate a five year
supply of deliverable sites through an annual position statement or recently
adopted plan38, to account for any fluctuations in the market during that year;
or

c) 20% where there has been significant under delivery of housing over the
previous three years, to improve the prospect of achieving the planned supply.”

As the housing delivery test has been met over the past three years (including
student and communal bedspaces), a 5% buffer has been applied.

In terms of the ‘type’ of sites which can be included in the five year housing supply:
NPPG offers the following advice:
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“Deliverable sites for housing could include those that are allocated for housing in
the development plan and sites with planning permission (outline or full that have not
been implemented) unless there is clear evidence that schemes will not be
implemented within five years.

However, planning permission or allocation in a development plan is not a
prerequisite for a site being deliverable in terms of the five-year supply. Local
planning authorities will need to provide robust, up to date evidence to support the
deliverability of sites, ensuring that their judgements on deliverability are clearly and
transparently set out. If there are no significant constraints (e.g. infrastructure) to
overcome such as infrastructure sites not allocated within a development plan or
without planning permission can be considered capable of being delivered within a
five-year timeframe” - see Paragraph: 031 Reference ID: 3-031-20140306

This section of the report which covers the five year supply period from 1 April 2018
to 31 March 2023. Known site details have been updated, however, housing
monitoring has been updated to the end of the financial year 2017/18.

Calculating Newcastle’s Five Year Land Supply

This section of the report sets out Newcastle’s methodology for calculating its five
year deliverable supply. Calculating a five year land supply includes four stages;

1. Identifying the five year period;
2. ldentifying the housing requirement for the five year period; and

3. ldentifying and assessing sites that have the potential to deliver housing in the
five year period to determine the supply;

4. Calculating the Five year land supply by comparing the supply against the
requirement.

Stage 1: Five Year Period

The first stage in calculating the five year land supply is to establish what period the
five years will cover and to identify the start date 1st April 2017.

Stage 2: Identifying the level of housing requirement for the five year period

The future housing requirement for Newcastle is set out in the Core Strategy and
Urban Core Plan which was adopted in March 2015. Policy CS10 requires provision
for 19,000 (gross), 17,000 (net) new dwellings between 2010 and 2030. As shown in
Figure 19 below, the housing requirement in policy CS10 is phased to reflect the
release of land to meet the housing needs.

2010-15 2015-20 2020-2025 2025-30
CSUCP Target (net) 1400 4800 5400 5400
Target (gross) 2600 5100 5650 5650
Per Annum (net) 280 960 1080 1080

Figure 19 CSUCP Policy CS10 Housing Requirements
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Based on the Core Strategy targets, the housing requirement for 2018/19-2022/23 is
5,160 dwellings. Figure 20 below illustrates the calculations.

2018/19 2019/20 2020/21 2021/22 2022/23
CSUCP annual CSUCP annual CSUCP annual CSUCP annual | CSUCP annual
Requirement Requirement Requirement Requirement Requirement
960 960 1080 1080 1080

Total 5160

Figure 20 Annual Requirement

Between 2010/11 and 2017/18 5,902 dwellings have been complete (Figure 21).
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1020 960 | 4640 3320 1078 | 1005 | 4810 | 3346 26
1020 960 | 5560 4280 1102 | 951 5912 | 4297 17

Figure 21 Delivery against housing requirement 2010-2016

Once the five year requirement has been calculated the NPPF (paragraph 73)
requires local authorities to identify a 5% buffer to ensure choice and competition in
the market but suggests this should be increased to 20% where there has been a
record of persistent under delivery of housing. Where there has been a record of
persistent under delivery of housing, the NPPF also requires local planning
authorities to increase the buffer to 20% (moved forward from later in the plan
period).
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5.12 At the time of the adoption of the Core Strategy and Urban Core Plan it was
recognised that Newcastle has a record of persistent under delivery, and indeed
Figure 21 above indicates the deficit of housing supply against the CSUCP target up
to 2013/14 and again in 2015/16. NPPF (July 2018) now clarifies the circumstances
when the 20% buffer for under delivery should apply. From November 2018 where
housing delivery falls below 85% of the housing requirement over the previous 3
years (as measured by the Housing Delivery Test) a 20% buffer should be applied.

5.13 Newcastle has recorded cumulative over delivery of 24 dwellings in 2015/16-
2017/18 against the CSUCP target and as such considers the 5% is the correct
buffer to apply moving forward. Figure 22 below indicates the calculated five year
housing land supply requirement applying both a 20% and 5% buffer. However, as
indicated, for the reasons set out above, the 5% buffer has been applied in this
report.

Figure 22 Five Year Land Supply Requirement

Stage 3: Identifying and assessing sites that have the potential to deliver
housing in the five year period.

5.14 To calculate the housing land supply, the Council has to identify what land is
available and likely to be deliverable during the five year period. The NPPF states
that “to be considered deliverable, sites should be available now, offer a suitable
location for development now and be achievable with a realistic prospect that
housing will be delivered on the site within five years and in particular that
development of the site is viable”. Sites are assessed within the five year
assessment against the three criteria of availability, suitability and achievability.
Viability is a key consideration in the determination of site achievability.
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Identifying sites that have the potential to deliver housing in the five year period has
been reviewed to comply with the revised definition in NPPF (July 2018). There are 2
general categories:

Site with Planning Permission - The NPPF indicates that sites with planning
permission should be considered deliverable until permission expires, unless there is
clear evidence that schemes will not be implemented within 5 years (this is
dependent on the type of permission and the size of site).

Sites without Planning Permission- NPPF indicates that planning permission is
not a prerequisite for a site to be considered deliverable within five years. The
Council will make an assumption that sites without detailed planning consent will not
deliver within five years unless there is evidence to suggest otherwise. Sites which
are considered may start to deliver within five years include:

e Sites allocated in Core Strategy and Urban Core Plan that have relevant planning
applications pending (including applications for which there is a resolution to
approve subject to a section 106 agreement)

e Housing schemes the Council will delivered by the Fairer Housing Unit and have
council commitment that they will be delivered (including applications for which
there is a resolution to approve subject to a section 106 agreement);

The PPG (Paragraph: 023 Reference ID: 3-023-20140306) advises that the local
planning authority should use the information on suitability, availability, achievability
and constraints to assess the timescale within which each site is capable of
development. The council will use data submitted by developers and local agents
when assessing lead-in times and build-out rates by year. Unless the council has
good reason not to do so, delivery forecast information received will be accepted.
When no information is received, delivery information from previous years will be
used to inform a delivery forecast. If no recent delivery information has been
obtained, delivery assumptions will be applied. The assumptions for built out rates
are set out in Newcastle’s Draft HELAA Methodology.?

Windfall

NPPF (Paragraph 70) states that local planning authorities may make an allowance
for windfall sites in the five-year supply if they have compelling evidence that such
sites have consistently become available in the local area and will continue to
provide a reliable source of supply. Any allowance should be realistic having regard
to the SHLAA, historic windfall delivery rates and expected future trends, and should
not include residential gardens.

This is certainly the case in respect of small housing sites and the HELAA
incorporates a small site windfall allowance based upon a conservative assumption
that unidentified developments of fewer than 5 homes will continue to yield at least
50 completions per annum.

3 Newcastle City Council Housing and Employment Land Availability Assessments Draft Methodology November 2015
http://www.newcastle.gov.uk/sites/drupalncc.newcastle.gov.uk/files/wwwfileroot/planning-and-buildings/planning-

policy/newcastle helaa draft methodology.pdf
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Monitoring data (see figure 23) demonstrates that Newcastle has delivered 298
dwellings on sites less than 5, over the period 2010-2015. Therefore the Council will
take a conservative estimate that estimates that an average of 50 dwellings will
come for each year through this source.

Figure 23 Sites with planning permission for less than 5 dwellings.
Office conversion to residential:

On 30 May 2013 the government introduced a new policy (through the Town and
Country Planning (General Permitted Development) (Amendment) (England) Order
2013) that gives permitted development rights for the conversion of offices (class
Bla) to dwellings (class C3) without the need for an application for planning
permission, through a prior approval system, for a three year period. Dwellings
arising from this source have the potential to contribute to the supply.

Stage 4; Calculating Five Year Land Supply

Appendix 1 and 2 provides details of all sites and potential numbers that could be
delivered each year. Figures 24A and B below provides a summary of the five year
supply of deliverable housing sites based on a 20% and 5% buffer requirement. The
information is based on monitoring data provided by Newcastle City Council.

The Council’s five year land supply is set out in the following table:

Five year requirement + 20% Figure 22 6172

The estimated five year supply Figure 16 6970

Five year supply as a percentage of . o
requirement (including buffer) (b+a) x 100 113%

Five year supply (in years) b+(a+5b) 5.6

Figure 24 A- The Council’s five year land supply: 20% Buffer Applied
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Five year requirement + 5% Figure 22 5401

The estimated five year supply Figure 16 6,970

Five year supply as a percentage of
requirement (including buffer)

(b+a) x 100 129%

Five year supply (in years) b+(a+5) 6.5

Figure 24 B- The Council’s five year land supply: 5% Buffer Applied

Figure 24 B shows that the identified sites are capable of delivering 6,970 new or
released dwellings , which exceeds the requirement (including 5% buffer). It
demonstrates that the council has a 6.5 years (rounded) or 129% supply of sites.
Please note that the 5 year housing land supply total varies from the phases of the
Plan housing targets and thus the 1-5 year totals (2015-20).

The council has identified that sufficient land that is available to meet its five year
housing land supply requirement.

Housing Trajectory

The NPPF requires local planning authorities to prepare a housing trajectory. This
provides a position statement comparing past performance on housing supply with
anticipated future rates of housing development. It sets out the strategic housing
requirements for the Plan period, past completion rates, projected future supply
informed by the Housing Economic Land Availability Assessment (HELAA) and
existing commitments and actual performance, identifying any under supply or over
provision against targets. The trajectory covers a 15-year period from the current
date, identifying deliverable sites for the five-year period and developable sites for
the following ten years.

Trajectories are a forward planning tool, designed to support the plan, monitor and
manage the approach to housing delivery by monitoring both past and anticipated
completions across a period of time. To illustrate, if past completions show a shortfall
against requirements they can be used to demonstrate that future completions will
make up this shortfall. Alternatively, as they look forwards as well as backwards,
they can help indicate at an early stage whether any steps need to be taken to
ensure planned requirements are met. Trajectories also provide a means of further
exploring and understanding the various components of past and future housing

supply.

The housing trajectory looks more long-term than the five year land supply report,
covering over 5 years of past completions (since the beginning of the Plan period)
and projecting forward at least 15 years from the current date. The latest housing
trajectory has been updated to include the findings of the latest residential monitoring
exercise and a reassessment of the deliverability of HELAA sites.
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Housing Supply Trajectory

5.27 The CSUCP sets out a requirement to deliver 17,000 (net) homes between 2010 and
2030. For the purposes of monitoring the overall requirement has been divided into
delivery phases (Figure 25). The figures for 2030 onwards have been added based
on HCLG’s published indicative local housing need for Newcastle as the plan period
ends at 2030 (add ref.

Figure 25 Core Strategy and Urban Core Plan Housing Targets

5.28 This trajectory draws on all of the evidence compiled as part of the HELAA process
in forecasting future house-building to 2030. A detailed analysis of delivery expected
from sites in the next five years has been undertaken, through work to determine the
5-year housing land supply position, whilst delivery from all identified HELAA sites
has been assessed and considered in order to give an overall forecast for delivery of
new housing to 2030. The graph below shows the expected delivery of new homes
against the target set out in the CSUCP (and HCLG Indicative Local Housing Need
post plan period), including anticipated dwellings released as a result of completions
of student accommodation in accordance with the Housing Delivery Test
methodology.

Housing Trajectory
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Figure 26 Core Strategy and Urban Core Plan Housing Trajectory
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Note to Reader- Changes to Report/ Appendices at Submission (March 2019):

e Appendices 1&2- re-formatted by Location

¢ Appendix 3 Schedule of Student Accommodation Update (March 2019) to
respond to changes in NPPG on student completion counts PPG (ID 3-042-
20180913) (Housing delivery 5 year land supply)

e Appendix 2/5 Added site profile for employment site 4285, corrected boundary
5146 (CSUCP allocation).
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