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Housing Land Supply Assessment – April 2014 
 
1 Introduction 
 
1.1 There is currently no adopted housing requirement for Cornwall. This is being 

progressed through the Cornwall Local Plan – Strategic Policies. The proposed 
submission version of the Local Plan identifies a target of 47,500. Although the 
Local Plan has not been adopted and as a result has not been tested at 
examination, the figures are based upon the latest Strategic Housing Market 
Needs Assessment (SHMNA) (July 2013) in line with Paragraph 30 of the 
Planning Practice Guidance which states ‘where evidence in Local Plans has 
become outdated and policies in emerging plans are not yet capable of carrying 
sufficient weight, information provided in the latest full assessment of housing 
needs should be considered’.  Although the weight applied should take into 
account the fact that the assessment has not been fully tested the guidance 
then goes on to suggest that projections identified by DCLG could be used. 
Given that DCLG projections have also not been tested the Council feel the 
SHMNA which was undertaken in collaboration with Plymouth City Council, 
South Hams District Council, West Devon Borough Council and Dartmoor 
National Park to better understand housing need in the wider housing market 
area, provides a more in-depth local assessment.   
 

1.2 The SHMNA provides the evidence base needed to inform the development of 
planning policy and local housing strategies. As the most up-to-date 
assessment of housing need carried out and the fact the assessment directly 
informs the housing numbers identified within the Local Plan the Council has 
used this as the basis against which the five year land supply calculations 
should will be assessed.  
 

1.3 Housing trajectories have been compiled for all sites with planning permission 
across the county and for each Community Network Area (CNA). The 
deliverability of all sites of 10 or more units have been assessed, in the 
majority of cases, following discussions with landowners and developers. Where 
this has not been possible we have taken the approach of calculating a lead in 
time (time before completions were recorded) and an average annual build rate 
for sites of 10-50 units and sites with 50+ units.  We did this by looking at 
applications approved at the start of plan period (2010) and then monitored 
their progress over each of the following years.  This work resulted in an 
average lead in time between permission being granted and development 
commencing of 2 years, with an average build rate of around 15 units per 
annum on sites with 10-50 units and an average annual completion rate of 30 
units for sites with 50+ units. For sites below 10 units an 18% discount has 
been applied based on past performance to allow for the likelihood that a 
proportion of these small sites will not be completed within 5 years. 
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1.4 The trajectories can be accessed at http://www.cornwall.gov.uk/environment-
and-planning/planning/planning-policy/cornwall-local-plan/cornwall-monitoring-
report/. 
 

1.5 The trajectories are a statement of the position as at 1st April 2014 and do not 
include new permissions granted since then.  
 

1.6 Since the start of the emerging Local Plan period (April 2010) there have been 
a total of 8,754 units completed across Cornwall. With a total of 2,040 units 
completed during 2013/14. 

 
2 Housing Built on Previously Developed Land 
 
2.1 During 2013/14, 885 out of the 2,040 completed units were built on previously 

developed land. This equates to an overall percentage of 43%, which as a 
proportion of the overall completions across the county is down 12% from the 
55% achieved during 2012/13.  Since 2010 4,304 out of the 8,754 units have 
been completed on PDL this equates to 49% 

 
3 Housing Commitment 
 
3.1 As at 1st April 2014 there was planning permission for 18,978 homes of which 

3,164 units were under construction, 1,150 units were on small sites of below 
10 units and 2,014 units on the larger sites of 10 or more units. There were a 
further 15,814 units which have yet to be implemented and of these, 2,959 are 
on smaller sites and 12,855 units are on the larger sites of 10 or more units.  
There were 1,757 unimplemented units on sites that have already commenced.  
The figure of 18,978 units with planning permission is a rise of 3,458 units from 
2012/13, and demonstrates that the council has been proactive in the approval 
of applications for residential development. 

 
3.2 In addition to sites with planning permission the trajectory also provides 

estimates of the delivery from: sites with planning permission which are 
awaiting a S106 agreement to be finalised and signed off; sites identified within 
the Strategic Housing Land Availability Assessment (SHLAA) from the Council’s 
Calls for Sites; Cornwall Land Initiative (CLI) project and sites that are still 
allocated from previous development plans from across the county in order to 
gather an understanding of future potential residential yield.   
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Table 1: Estimated Residential Yields From The Housing Trajectory And 
Additional Sources 

  
Years 1-5 (2014/15 

-2018/19) 
 

 
Years 6-10 (2019/20 – 

2023/24) 

 
Years 11+ (2024/25 

onwards) 

Planning 
Permissions 

13,623 3,379 1,976 

S106 150 254 176 
Saved Local Plan 
Allocations 

0 209 0 

CLI Sites * 296 0 0 
Calls for Sites ** 172 1,924 184 
Sites granted 
planning 
permission since 
1st April  

334 180 0 

TOTAL 14,575 5,946 1,905 
 
* The Cornwall Land Initiative (CLI) is a portfolio of 11 Council owned sites. The 
intention is to deliver all sites in partnership with a private sector partner with an 
anticipated delivery timeframe of 5 years 
 
**please note that the Calls for Sites residual figures are only based on sites where no 
planning permission has been granted and represent a source of yield from sites with 
the potential to provide housing units.  It is not anticipated that all of these sites will 
come forward and therefore the figures should not be used to estimate the likely 
future deliverability of residential units across Cornwall.  Sites received through the 
SHLAA Calls for Sites have only been included within the first five years if there are at 
least formal developer discussions and interest in the site or if an officer is confident 
that they will easily come forward within the five years. 
 

Cornwall five year supply – April 2014 Statement 

 

4 Determining the Housing Requirement 

 
4.1 There is currently no up to date adopted housing requirement for Cornwall. This 

is being progressed through the Cornwall Local Plan – Strategic Policies. The 
Proposed Submission Local Plan identifies a target of 47,500. This figure is 
based upon the demographic based assessment of objectively assessed need 
identified in the Cornwall Strategic Housing Market Needs Assessment. For 
more details on the SHMNA please click here. Cornwall Council is of the view 
that this reflects an up to date assessment of objectively assessed needs as is 
required in the Planning Practice Guidance. The following, therefore, is an 
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assessment of the five year supply position based on the Councils view of the 
objectively assessed housing needs identified in the Cornwall SHMNA It is 
recognised however that there have been a number of objections to the basis 
for this level of provision. This housing figure and the evidence upon which it is 
based will therefore need to be tested through the Local Plan process. 

 
4.2 The following table therefore sets out the five year requirement taking into 

account completions (8,754) since 2010 (the beginning of the plan period).   
 
 

Table 2: Housing Requirement 
 Local Plan 

Submission 
Draft 

47,500 
Less 
completions 
2010-14 
(8,754) 

38,746 

Annual 
requirement* 

2,375 

Shortfall* 746 
Five year 
requirement 
plus 5% 
buffer** 

12,469 

Plus shortfall 13,215 
Annual 
requirement 
including uplift 

2,643 

 
 
* The shortfall is the difference between the minimum expected completions since the 
beginning of the plan period less actual completions. Any shortfall is added to the five 
year requirement on the basis that it should be made up within 5 years rather than 
the remainder of the plan period. 

**The five year requirement is the annual requirement multiplied by 5 plus any 

shortfall. A 5% buffer for non delivery has been applied as opposed to a 20% buffer 

for the reasons set out in paragraph 4.6 below. 

 

Determining the buffer for non delivery 

4.3 Paragraph 47 of the National Planning Policy Framework requires local 

authorities to apply a 5% buffer to its housing requirement to ensure choice 
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and competition increasing this to 20% where there has been a persistent 

record of under delivery. 

4.4 In order to determine the uplift percentage to apply to the housing 

requirement, the Council compared housing delivery against the emerging Local 

Plan (2,375 per annum) as the former Structure Plan has been revoked.  It 

should be noted that the Council consistently exceeded the Structure Plan 

housing requirement during the lifetime of this plan.  

4.5 In the absence of an up to date adopted Local Plan requirement against which 

to assess past performance, table 3 below is an assessment of historical 

delivery when compared to the emerging plan target. 

4.6 A comparison with completions since 2001 ensures a wider view of annual 

completions rates and enables the Council to take into account natural 

fluctuations in the housing market.  Paragraph 35 of the Planning Practice 

Guidance allows for this (The assessment of a local delivery record is likely to 

be more robust if a longer term view is taken, since this is likely to take account 

of the peaks and troughs of the housing market cycle). Over the previous 13 

years completions only 5 years have fallen below the proposed target, with 

three of these during the recent recession, this does not represent a record of 

persistent under delivery of housing (with the markets picking up it is likely 

house building rates will pick up accordingly) and therefore in accordance with 

the NPPF a 5% buffer can be applied.  

4.7 As noted above for much of this period the Structure Plan provision of 1,970 

homes per annum was the adopted plan and building rates continually 

exceeded this requirement. Conversely the Draft Regional Spatial Strategy 

(RSS) proposed a step change in house building of 3,400 homes to be delivered 

per year, clearly any assessment of performance against this much higher 

target shows that building rates have never come close to delivering such 

unprecedented levels of growth. Like the Structure Plan, the Draft RSS have 

been revoked and neither can be relied upon as representing objectively 

assessed need. 
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Table 3 Historic completions and performance 
against emerging  Local Plan Target  

 

  Completions 
Local Plan 

Target 

Units + or 
– against 

target 
2001-02 2,484 2,375 109 
2002-03 2,635 2,375 260 
2003-04 2,171 2,375 -204 
2004-05 2,470 2,375 95 
2005-06 2,057 2,375 -318 
2006-07 2,504 2,375 129 
2007-08 3,122 2,375 747 
2008-09 2,705 2,375 330 
2009-10 2,483 2,375 108 
2010-11 2,060 2,375 -315 
2011-12 2,375 2,375 0 
2012-13 2,256 2,375 -119 
2013-14 2,040 2,375 -335 

5 Determining the Supply 

 
5.1 The housing supply in Cornwall used to assess the five year supply is made up 

of the following components: 
 

1. Houses with planning permission and under construction on sites below 10 units 
adjusted to allow for an 18% reduction for non delivery in five years. 

 
2. Housing with planning permission and under construction on sites of 10 or more 

units adjusted following discussions with developers, landowners and council 
officers to determine when a site is likely to commence and at what rate.  
Where no information could be gathered first-hand the identified lead in rate 
and the relevant average developments rates have been applied. 

 
3. Housing with planning permission on sites of 10 or more that are awaiting the 

signing of a S106 agreement. 
 

4. Sites with no planning permission, such as those from a SHLAA call for sites 
and sites identified as part of the Cornwall Land Initiative (CLI).  Further details 
and justification relating to these type sites are contained within this report. 

 
5.2 There were a total of 4,109 homes with permission on sites below 10 of which 

after applying an 18% discount 3,369 are expected to be developed within 5 
years. There is planning permission for 14,869 houses on sites of 10 or more of 
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which 9,514 are expected to be delivered within five years.  It is worthy of note 
here that the supply from this source of large sites with planning permission has 
increased by almost 3500 from last year, yet the deliverable supply from this 
source has only increased marginally. Sites granted planning permission but 
that are awaiting S106 agreements to be signed have been assessed and of the 
1,030 dwellings from this source 150 are expected to be delivered in five years. 
In total therefore there are 20,008 (including sites with permission subject to 
S106) homes with permission of which 13,033 are expected to come forward 
within five years.  

 
Additional Site Sources 
 
5.3 In the last year the Council has been proactive in seeking to increase the supply 

of housing, therefore additional sites currently without permission are likely to 
provide additional homes within the next 5 years. These include sites that are 
part of the Cornwall Land Initiative and certain sites identified from a call for 
sites where there is evidence that they are likely to come forward. Whilst in the 
past only sites with planning permission have been included in the 5 year 
supply in order to take a conservative approach, as part of the Council actively 
seeking to increase supply it has obtained evidence on the deliverability of 
additional sites to enable it now to include these sources. Further work has also 
been undertaken to assess the potential for sites within the Councils Town 
Frameworks to deliver housing within the next five years. These have been 
identified in the housing trajectory but have not been included in the five year 
supply calculation. There is however the potential for them to contribute a 
further 60 dwellings to the supply. These sites have developer interest in them 
or have been subject to pre application discussions and it is likely a planning 
application  will be submitted. 

 
 
5.4 Cornwall Land Initiative Sites 

The Cornwall Land Initiative sites are predicted to bring forward a total of 296 
units, all of which are likely to be within five years, 17 units already have 
planning permission.  Details of these sites can be found within the Council’s 
Housing Trajectories.  These sites are being actively promoted by the Council, 
are available now and are suitable for development, furthermore they have a 
variety of developer commitment in the form of signed contract with a clause 
aiming for development of the sites within five years, and as a result we are 
confident that these sites are viable and will come forward and as a result are 
included, where appropriate, within the five year supply calculation above.  This 
is in line with paragraph 47, footnote 11 of the NPPF. 

 
5.5 Saved Local Plan Allocations 

There are still a few residual housing allocations remaining from the former 
District Councils adopted plans with a potential yield of 209 dwellings. All of 
these sites are considered suitable and viable but none are considered 
deliverable within five years.  A summary of this provision can be found in table 
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5 below and more detail as to the expected delivery timescales are contained 
within the housing trajectories. 

 
5.6 SHLAA Calls for Sites 

These sites are considered capable of delivering 172 dwellings within five years.    
The sites that have been identified are within the urban boundaries of the main 
towns and are considered to be viable, available and deliverable, in most cases 
there is direct developer interest and active discussions with the Council.  
Certain sites, at the time of writing, have planning applications being prepared 
with the aim of submitting them in the very near future.  As a result of this it is 
considered reasonable to include these with five year land supply calculations.  
Details of these sites can be found within the housing trajectories for the main 
towns. 

 
5.7 Town Framework Sites 

In some circumstances evidence suggests that certain emerging Town 
Framework sites are likely to come forward within five years. A yield of 60 
dwellings is likely from these sites.  Such sites have not been included within 
the five year land supply calculations but do provide an additional source of 
potential housing supply.  This number has reduced from the figures provided 
in the 2012/13 statement following a further review and rationalisation of the 
Town Framework sites.  The number of sites has reduced and the 60 units have 
been identified due to developer interest.  A significant degree of uncertainty 
still remains however and as a result as mentioned the 60 units do not count 
towards the five year supply.   

 
5.8 Sites granted planning permission since 1st April 

Due to the time delays between the 1st April and time of publication there have 
been a few large sites that have been granted planning permission since 1st 
April 2014 and are therefore considered suitable, viable and deliverable within 
five years and therefore should be included.  These sites account for 514 
dwellings of which 334 are considered deliverable within 5 years.  Details of 
these sites are contained in the following table. 
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NB These sites are not included in the Housing Trajectories from the 1st April but will 
be included in any subsequent updates.  The number of units provided within five 
years is based upon the average site lead in time and average development rates. 
 
 
 
 
 
 
 
 
 
 

Table 4 Additional sites since April 2014. 
Town /CNA Site Units Number likely 

within  
5 years 

CPIR PA13/08953 - Former Sausage 
Skin Factory, Pengegon 
(Trecarrack Road) 

43 43 

CPIR PA13/10823 - Land to east of 
Trevelyan Road, Park Bottom, 
Redruth 

69 69 

CPIR PA13/08793 - Sunnyside,  
Merrits Hill, Illogan 

20 20 

    
Falmouth PA12/10394 - Land at Lower 

Kergilliack Farm, Bickland Hill, 
Falmouth 

300 120 

    
Hayle &  
St Ives 

PA13/01132 – Old Sunday  
School, St Ives 

10 10 

    
Launceston PA13/10399 – Broom Hill, 8 

Tavistock Road 
15 15 

Wadebridge PA12/08595 – Old Bakery, 
Polmorla Road 

37 37 

Liskeard & 
Looe 

PA13/07745 -  Land To The 
Rear Of 33-38,  Twelvewoods 
Place, Dobwalls 

20 20 

 TOTAL 514 334 
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Five Year Housing Position taking into account additional sources 
 
 

Table 5 Housing Position as at April 1st 2014 
 
Source 
 

 
Total dwellings 

 
Expected yield 2014-

19 
Homes with 
permission on small 
sites (<10 units)  

4,109 3,369 

Homes with 
Planning permission 
on sites of 10 or 
more 

14,869 9,514 

Sites awaiting 
S106s 

1,030 150 

CLI sites (no pp) 296 296 
Former Local Plan 
Allocations 

209 0 

Identified Calls for 
Sites sites within 
town urban area* 

2,280 172 

Large sites in 
planning process 
since 1st April and 
time of publishing 

514 334 

Total 23,307 13,835 
 
 
* Only Calls for Sites sites that are considered to be developable or part developable 
within 5 years have been included. 
 
6 The Five Year Supply Position 
 
6.1 The estimated supply likely to be delivered within 5 years (13,835) can now be 

compared to the 5 year requirement of 13,215 as set out in Table 2 above to 
give a five year supply position. The fact that the supply of 13,835 is higher 
than the targets within the emerging Local Plan means that the Council does 
have a 5 year land supply. This equates to 5.2 years supply against the 
emerging Local Plan target.  This is calculated by dividing the total number 
of units expected within five years (13,835) by the annual requirement 
(including 5% uplift) which gives the number of years supply as follows: 13,835 
divided by 2,643 (table 2 above) equals 5.2.  
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6.2 Cornwall Council is able to demonstrate a five year supply of housing land when 
assessed against the requirement of 47,500 homes as set out in the proposed 
submission Local Plan and based on an objective assessment of need 
undertaken for the Strategic Housing Market Needs Assessment.  Until our 
assessment is tested at an examination cogent arguments that are also 
untested will be promoted by others that support the same or a different 
conclusion on the 5 year land supply position in Cornwall.  Therefore, in the 
absence of a fully tested objective assessment of housing need, it is not 
currently possible to conclude whether or not there is a five year supply and 
therefore in terms of paragraph 49 of the NPPF the relevant policies for the 
supply of housing in the saved local plans are not considered to be up to date. 
   

 
Table 6 Housing Supply April 2014 

 
 Local Plan 

Submission Draft 
47,500 

Five Year 
Requirement 
(Table 2) 

13,215 

Annual 
requirement 
(Table 2) 

2,643 

5 Year Supply 
(Table 4) 

13,835 

Years Supply (5 
year supply 
divided by 
annual 
requirement) 

5.2 Years 

 
6.3 The housing numbers that count towards supply are based upon the position as 

at 1st April 2014.  In assessing the adequacy of the housing supply at any given 
time it will be necessary to take into account new permissions granted since 
date of publication and how many of these new homes are likely to be delivered 
within five years. 

 
 
7 Affordable housing 
 
7.1 During 2013/14 a total of 2,040 units have been completed, 594 (29.%) of 

these completions have been affordable units.  There has been an increase in 
the number of affordable completed during 2013/14 compared with 2012/13 
and represents the highest provision of affordable units as a proportion of 
overall annual completions since 2001. 
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7.2 Of the 18,978 homes either with planning permission or not started, 4,549 or 
24% are affordable homes. 

 
7.3 The following table shows the proportion of affordable completions within the 

Cornwall wide figures. 
 
 
 

 
Table 7 Affordable Housing completions as a 

proportion of total completions as at April 2014  
 

  

Affordable 
Housing 

Completions 

Total 
Housing 

Completions Percentage 
2001-02 235 2,485 9.46 
2002-03 268 2,639 10.16 
2003-04 283 2,183 12.96 
2004-05 368 2,495 14.75 
2005-06 395 2,084 18.95 
2006-07 358 2,612 13.71 
2007-08 708 3,179 22.27 
2008-09 738 2,877 25.65 
2009-10 788 2,473 31.86 
2010-11 660 2,060 32.03 
2011-12 718 2,375 30.23 
2012-13 652 2,278 28.62 
2013-14 594 2,040 29.11 

 
 
 
 


