South East Plan Examination in Public

National Land Use Database: clarification of the estimate of economic viability of previously-developed land for housing
The paper presented to the data meeting on Urban Potential and Land Supply described estimates of the housing capacity of previously-developed land through to 2016, based on data from the National Land Use Database of Previously-Developed Land. In the first part of the analysis there was no requirement that housing development had to be economically viable; the only exclusion was of sites in rural areas more than 500 metres from a built-up area. The final part of the paper described the effect of excluding land that would not be economically viable for housing development.

The estimation of economic viability is intended to be indicative only – it is not a firm projection. Land was taken to be economically viable if the increase in value from developing it for housing was greater than the cost of preparing it.  The information used was from published Valuation Office Agency (VOA) figures (www.voa.gov.uk/publications/property_market_report/index.htm)
· The value of previously-developed land was taken to be the same as for industrial and warehousing land. 
· The value of residential land was for what the VOA described as bulk land in excess of two hectares.

The VOA report says the following about residential land values:
The report covers three types of land, small sites for less than five houses, bulk land in excess of two hectares and land that has planning permission for flats. The land is assumed to be in a typical location for the area, have planning permission, services to the edge of the site and be ripe for development.
To that extent if the market for the majority of residential land in the locality is made up of ‘brownfield sites’ this fact will be reflected in the valuations. Likewise if planning permissions in the location generally include an element of affordable housing that will also be reflected in the land values to the same extent as the market would do so.

The values should be regarded as illustrative rather than definitive and represent typical levels of value for sites with no abnormal site constraints and a residential planning permission of a type generally found in the area

There is thus no explicit allowance for the inclusion of affordable housing or contributions to infrastructure costs, but the values do take account of typical S106 agreements. Some of these include a requirement for affordable housing and developer contributions towards infrastructure costs.

As outlined in the paper presented at the meeting, the estimate of the proportion of housing capacity that is economically viable in a region is based on an assumption on the distribution of uplift values in each local authority.
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