South Oxfordshire’s Assessment of 5 year Supply of
Deliverable Sites – April 2010
1

Background

1.1 PPS3 requires Local Planning Authorities from 1 April 2007 to assess and
demonstrate the extent to which existing plans already fulfil the requirement to
identify and maintain a rolling 5-year supply of deliverable land for housing
(paragraph 7) as this influences how planning applications are determined (PPS3
68-73). This current paper looks at the position as at 1 April 2010 and accords with
the advice produced by Communities and Local Government (updated March
2010).

2

Identify level of provision to be delivered

2.1

The housing figures for South Oxfordshire are set out in the South East Plan and
are split into different areas as table 1 shows.

Table 1 – 5 year requirement

A
B
C
D
E
F

Requirement 2006 to 2026
Completions 2006/07 to
2009/10
Balance required to 2026
Number of years left to 2026
Average Annual Requirement
from now to 2026
(rounded)
5 year land supply
requirement

Remainder
of the
district

District
total

6000

Rest of
Central
Oxfordshire
only
2240

2700

10940

511

136

375

613

1124

7729
16

5864
16

1865
16

2087
16

9816
16

A-B

483

367

117

130

614

C/D

2415

1833

583

652

3068

Ex5

Total for
Central
Oxfordshire

Didcot
only

8240

NB The numbers in row E multiplied by 5 may not equal the exact numbers in F due to rounding.
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Identifying sites and assessing deliverability

3.1 We must identify sites that have the potential to deliver housing during the
following 5 years and make an assessment regarding their deliverability.
3.2 To be deliverable, sites should:
Be available – the site is available now
Be suitable – the site offers a suitable location for development now and would
contribute to the creation of sustainable, mixed communities
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Be achievable – there is a reasonable prospect that housing will be delivered on the
site within five years.
More detailed guidance on how to assess sites is contained in appendix 1.
3.3 We have carried out a thorough assessment of all our existing allocations, planning
permissions and deliverable sites in accordance with the guidance. This detailed
assessment is contained in appendix 2.
3.4 Existing allocations – The assessment considers all outstanding allocations in
the South Oxfordshire Local Plan 2011 for housing. Allocations which have already
been completed are not considered as they are already in the completion figures.
These include:
•
•
•
•

Station Road Industrial Estate, Wallingford – 84 units completed in 07/08
Rycotewood College, Thame – 98 units completed in 07/08 and 08/09
Blue Mountains & Sinodun Centre, Wallingford – 79 units completed in 08/09
Land at Lamb garage, Wallingford – 13 completed in 08/09 and 09/10.

3.5 Planning Permissions – All relevant planning permissions are tracked on our
Panning Policy Monitoring System. The assessment breaks the permissions into
less than 5 units, where an individual assessment has not been carried out, and
into units of 5 or more, which have each been assessed for suitability, availability
and achievability.
3.6 Deliverable sites - The guidance states that unallocated brownfield sites may be
included in the 5 year land supply, but only where the Local Planning Authority is
satisfied, having considered the particular circumstances of the specific site, that
the site will meet all the tests of deliverability in paragraph 54 of PPS3 and will
make a significant contribution to the delivery of housing during the relevant 5 year
period.
3.7 We have carried out a Strategic Housing Land Availability Assessment which
identifies possible sites for housing. We have identified some brownfield sites that
we have assessed as deliverable and making a significant contribution to the
delivery of housing. For further information please see
www.southoxon.gov.uk/evidence and select Strategic Housing Land Availability
Assessment. This assessment includes two deliverable sites at Thame, one
which has a resolution to grant planning permission and one where planning
permission is expected shortly, and a site in Didcot for which planning permission
is expected shortly.

4

Level of Supply

Summary of level of supply
4.1 A detailed schedule of all the components included and discounted from our
housing land are included in appendix 2.
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4.2 Table 2 below summarises the housing supply position against the requirement for
each part of the district. It shows a small shortfall in both the rest of Central
Oxfordshire and the remainder of the district with a larger shortfall at Didcot. The
overall district figure is a land supply of 75% against the requirement. The
majority of this shortfall is due to delays in the development planned at Didcot,
which was affected by the market downturn.
Table 2 Summary of requirement against supply

Didcot
Rest of Central Ox
Total for Central Ox

5 year
requirement
1833
583
2416

5 year projected
supply
1192
511
1703

Surplus or
shortfall
-641
-72
-713

Remainder of district

652

584

-68

Total

3068

2287

-781

5

Actions to address shortfall

5.1 Through our core strategy we will be allocating strategic sites to meet the housing
requirements to 2026. This will include 2050 dwellings at Didcot, 700 dwellings at
Thame and 750 dwellings at Wallingford. We will also set out our approach to
development in the larger villages. These sites will add to our supply and will
mean we will no longer have a shortfall.
5.2 The core strategy is programmed to be considered by cabinet and council in June
2010 with submission to the Secretary of State in August/September.
5.3 Following the submission of the core strategy we will continue producing a site
allocations DPD which will allocate land for housing in the larger villages. This will
add further to our land supply.
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Appendix 1
Be available – the site is available now
• A site is considered available for development, when, on the best information
available, there is confidence that there are no legal or ownership problems, such
as multiple ownerships, ransom strips, tenancies or operational requirements of
landowners. This means that it is controlled by a housing developer who has
expressed an intention to develop, or the landowner has expressed an intention
to sell. Because planning applications can be made by persons who do not need
to have an interest in the land, the existence of a planning permission does not
necessarily mean that the site is available. Where problems have been identified,
then an assessment will need to be made as to how and when they can
realistically be overcome.
Be suitable – the site offers a suitable location for development now and would
contribute to the creation of sustainable, mixed communities
• Sites allocated in existing plans for housing or with planning permission for
housing will generally be suitable, although it may be necessary to assess
whether circumstances have changed which would alter their suitability. For
other sites, the following factors should be considered to assess a site’s
suitability for housing, now or in the future:
o policy restrictions – such as designations, protected areas, existing
planning policy and corporate, or community strategy policy
o physical problems or limitations – such as access, infrastructure, ground
conditions, flood risk, hazardous risks, pollution or contamination;
o potential impacts – including effect upon landscape features and
conservation; and the environmental conditions – which would be
experienced by prospective residents.
Be achievable – there is a reasonable prospect that housing will be delivered on
the site within five years.
•

A site is considered achievable for development where there is a reasonable
prospect that housing 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 sell the housing over a certain period.
It will be affected by:
o 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);
o 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
o delivery factors – including the developer’s own phasing, the realistic buildout rates on larger sites (including likely earliest and latest start and
completion dates), whether there is a single developer or several
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developers offering different housing products, and the size and capacity
of the developer.
•

There are a number of residual valuation models available to help determine
whether housing is an economically viable prospect for a particular site. In
addition, the views of house builders and local property agents for example will
also be useful where a more scientific approach is not considered necessary.
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Appendix 2
Schedule of sites
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