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Introduction

The National Planning Policy Framework (NPPF) requires local planning authorities to
produce a Strategic Housing Land Availability Assessment. Lancaster City Council
has chosen to include the economic land within this, and so has produced a Strategic
Housing and Economic Land Availability Assessment (SHELAA).

Appendix A of this SHELAA Site Assessment Report - 2018 and the corresponding
interactive map includes all the sites within the SHELAA. The interactive map
provides information on each site and its status in terms of the SHELAA.

The SHELAA identifies land with the potential to accommodate housing and
employment, it does not determine whether a site should be allocated for housing
and/or employment as part of the Local Plan or be granted planning permission for
housing and/or employment. Sites without planning permission in the SHELAA require
further testing and are subject to the requirements of a planning application or further
determination through site allocation processes. The SHELAA does not preclude sites
from being developed for other suitable uses and does not preclude other sites which
have not been submitted or assessed coming forward for housing or employment,
subject to the determination of a suitable planning application.

Where a site is shown as deliverable or developable it may be the case that the
individual assessment concludes that only part of the site is appropriate for
development due to constraints.

As the Council submitted the Local Plan to the Secretary of State in May 2018, this
SHELAA is based on the previous NPPF (March 2012) and Planning Practice
Guidance (PPG) (March 2014), because under the transitional arrangements this is
the Framework against which the plan will be assessed during the Examination.

The assessment will be reviewed to take account of necessarily be subject to change
over time as information regarding sites emerges or changes or as new sites become
available and old sites are built out. The assessment allows for flexibility to take into

account changes in both the planning system and housing and employment markets.

Characteristics of Lancaster District

Lancaster district covers an area of approximately 565 square kilometres and is home
to approximately 140,000 people. Around 100,000 people live within the urban areas of
Lancaster, Morecambe, Heysham and Carnforth and a number of larger village
settlements (including Bolton-le-Sands, Hest Bank, Caton and Brookhouse and
Halton). The remainder of the population live within rural villages and hamlets.

Over 90% of the district is categorised as rural and large areas are protected by a
number of international, national and local designations. This includes two Areas of
Outstanding Natural Beauty (AONB), as well as Britain’s largest area of wetland,
Morecambe Bay. The River Lune flows through the district and a large proportion of
the district's main communities are located adjacent to or near the River Lune and/or
its tributaries.

Lancaster has seen a steady population growth since the 1970’s and has a relatively
densely developed urban area. However, the district has historically managed to retain
much of its urban form and outer boundaries by directing the majority of new
development to previously developed land (brownfield sites).
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Methodology and Consultation

This SHELAA has been undertaken in accordance with the staged approach set out
within the adopted SHELAA methodology. This can be found on the council’s website.
A draft methodology was consulted on for 5 weeks between Friday the 4th August and
Friday 8th September 2017 and the final methodology takes account of the comments
raised. The methodology is consistent with the approach set out in National Planning
Policy Guidance.

Evidence Base

The assessments have been carried out objectively and based on the extensive
evidence base that has been compiled by the Council in order to support the progress
of the Local Plan. In many cases evidence has been provided on a site by site basis.
The topic areas covered by specific evidence referred to in carrying out the
assessments include:-

¢ Landscape and Visual Impact — Landscape, Townscape, Visual Field
Surveys (Arcadis, 2015-2018)

o Ecology — Site Assessments and Appraisals (Greater Manchester Ecology
Unit, 2016-2018)

e Archaeology — Initial Desktop Archaeological Assessments (Lancashire
Archaeological Advisory Service, 2017/2018)

o Heritage — Heritage Impact Assessment for Site Allocations for Site
Allocations in the Local Plan (Conservation Team, Lancaster City Council,
2018)

e Highways — Lancaster Highways and Transport Masterplan (Lancashire
County Council, 2016). Lancaster Local Plan Transport Assessment, Site
Access Review (Whyte Young Green, 2018)

o Flood risk - Strategic Flood Risk Assessment (JBA Consulting, 2017)

¢ Viability — Local Plan Viability Assessment (Stage one) (Lambert Smith
Hampton, 2017)

e Open Space/recreation - Lancaster District PPG17 Study (Lancaster City
Council, 2010 refresh), Open Space Assessment Report (Knight Kavanagh
and Page, 2018)

e Sustainable Settlements Review (Planning and Housing Policy Team,
Lancaster City Council, 2017)

e Employment Land Review (Turley, 2014), Employment Land Survey
(Lancaster City Council, 2015)

Recording of Site Assessments and Data Collected

The baseline information gathered at the start of the SHELAA process and the
assessments themselves have been recorded in an electronic database. Each site
has been assigned a unique reference number (LPSA) and has a corresponding site
boundary. This can be viewed on the SHELAA interactive map.

Dwelling Numbers

Dwelling figures for sites have been calculated based on site areas and subject to the
discount rates set out in the methodology. This allows for infrastructure associated with
residential developments such as roads, community facilities, and open space. In
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certain cases there may be significant areas of land that are undevelopable within a site
and these have not been included in the development estimate. These could be, for
example, areas of flood risk or areas protected by landscape or ecology designations.
Housing densities have then been applied to the residual areas to provide indicative
dwelling numbers. The densities used are dependent on location and are based on the
three area types shown in Table 1.

Table 1: Site densities and thresholds

‘Urban Centre’ is defined as the 3 main urban centres in the district:- Lancaster,
Morecambe and Carnforth. The ‘Urban Centre Periphery’ is defined as 0.5km from the
urban centre boundary for Lancaster, Morecambe and Carnforth. ‘Rural and suburban’
is defined as the remaining land outside the urban and urban periphery areas.

Dwelling densities have been adjusted where it was considered appropriate based on

issues such as, but not limited to:

* Where additional information was provided by landowners/developers.

e In sensitive areas such as AONB’s or Conservation Areas or near listed buildings;
and

¢ Where historic planning applications suggest it was appropriate to do so.

Site Thresholds

In accordance with the methodology the SHELAA needs to consider all sites capable
of delivering 5 or more dwellings or economic development on sites of 0.25 hectares
(or 500 square metres of floor space) and above. No size threshold is proposed for
sites within the Areas of Outstanding Natural Beauty (AONBSs) at Arnside and
Silverdale and The Forest of Bowland.

In order to ‘filter out’ smaller sites (under 5 dwellings) from further assessment the
three density bands have been applied to identify site area thresholds. This does not
rule out development on small sites, but helps manage the process of site
assessment. These sites have been identified in the detailed site assessments and on
the interactive map.

Economic Site Assessments

The SHELAA includes all allocated employment sites and new sites coming forward
as part of the call for sites process. In terms of assessment for existing employment
sites reference has been made to the Council’s Employment Land Review, which
includes a site by site assessment. New sites have been subject to the approach as
set out in the SHELAA methodology.
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Sustainable Settlements

The Council’s evidence includes a Sustainable Settlement Review (2018). The review
identifies those settlements outside the main urban areas across the district that are
considered to have the necessary infrastructure and services to constitute a
sustainable settlement. This review has been used to inform the SHELAA and for the
purposes of site assessments, sites located outside sustainable settlements have not
been considered to be suitable locations for development. As such those sites have
not been subject to further assessment and identified as undeliverable for the
purposes of the SHELAA.

Neighbourhood Plan Areas

There are currently nine Neighbourhood Plan area designations within the District.
These are for the areas of: Wray with Botton Parish Council, Caton with Littledale
Parish Council, Cockerham Parish Council, Halton with Aughton Parish Council, Slyne
with Hest Parish Council, Morecambe Town Council, Wennington Parish Council,
Dolphinholme Parish Council and Aldcliffe with Stodday. A number of other
communities are also exploring the opportunity to prepare Neighbourhood Plans for
their area with a number of Neighbourhood Plans at different stages of preparation.

Neighbourhood Plans must be in general conformity with the strategic policies of the
Local Plan and must plan positively on the basis of evidence, to meet development
needs. The Council is working with Neighbourhood Plan groups to help them achieve
Neighbourhood Plans that will meet development needs.

This SHELAA provides an assessment of sites located within Neighbourhood Plan
designation areas. This will ensure that a consistent method of assessment is
available for all known sites in the district. The assessments can then be used to
inform the consideration of neighbourhood plan groups in determining which sites to
allocate in their Neighbourhood Plans.

Review of Assessment

The SHELAA database now contains details of 600 sites. As part of this iteration of
the SHELAA a number of sites have been identified that are to be archived. These
sites fall into the following categories:-

Sites that have been built out

e Sites that are in current use with no evidence to suggest that they could be made
available for development in the future (eg. have not been promoted or proposed
by landowners, or come forward through the ‘call for sites’ process).

e Sites that have been superceded by a new LPSA boundary.

The list of sites to be archived can be found in Appendix B. Subject to a period of
consultation (Jan 2019) these sites will no longer be considered in future iterations of
the SHELAA.

Of the 600 sites included within the SHELAA, 102 sites have been positively assessed
for housing and 39 positively assessed for economic use.
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Economic Sites

Of the 39 economic sites, the SHELAA has identified 8 new potential sites for
employment uses (the remaining sites being established employment areas allocated
within the adopted plan). There are two new sites located to the south of Lancaster
and five in and around existing employment areas located to the south of Heysham.
In total these sites equate to over 55 ha of potential employment land within the
district. These sites will be subject to policy considerations prior to allocation within
the emerging Local Plan.

Housing Sites

Of the 102 sites positively assessed for housing, 65 are identified as being deliverable
(within 0-5 yrs of the plan period) and 28 sites are identified as being developable (6 —
15 yrs). A further 9 sites are currently under construction. The total development
estimate for the deliverable/developable sites equates to 7112 dwellings

186 sites have been identified as falling under the site threshold and have not been
considered for further assessment. A further 253 sites have been assessed as being
undeliverable. The reasons are provided within the site assessment report but they
often relate to the sites poor location and/or site constraints.

The SHELAA also includes sites located within the Bailrigg Garden Village. These
sites are being taken forward through the Lancaster South Area Action Plan and will
be subject to separate assessment. This SHELAA does not therefore make any
conclusions on deliverability or assign any development potential to these sites.

In conclusion the SHELAA has identified a portfolio of sites with a potential capacity of
up to 7112 residential units. It should be noted that the SHELAA is a policy neutral
process. It makes decisions on the deliverability of sites based on a consideration of
their suitability, availability and achievability for development. It leaves the policy
judgement as to which sites to allocate to the Local Plan process. Please refer to
Appendix C for details of how policy considerations have been applied and which as a
result have led to a number of sites not being taken forward for allocation despite
receiving positive consideration within the SHELAA.
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