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l. Introduction

This document demonstrates tfiat Cotswold Distriqt has over a 5 year plus 20% bufier supply of
deliverable housing sites for the period li Apfil 2015 to 31" March 2020. Takint account of this
20% buffer, rhe Ditract has a 7.r4 ye.r ruppt.

This document has been prepared in rccordance wid governmen! advice aet our in lhe Nadonal
Plannint Polict Framework (NPPF) and rhe Nadonal Plannin8 Poliq/ Guidance. lt also conforms with
the latest position described by the Planning Insp€ctorate in app€al decisions and Phnnint Advisory
Service trainint on 5 year housint land supply.

In accordance with NPPF paragraph,tT ind footnote ll, siter identifed within the 5 tear supply musr
be deliverable. To be considered deliverable, sires 3hould b€ ayailable now, o6er a suitable location for
development now, and be achievable with a realirtic prorp€ct that housint will be delivered on the site
within flve years and, in Frticular, that development of rhe site is viable. Sitei wirh planninS permission
should be considered deliverrble undl permission expires, unles! there is clear evidence lhat schemcs
will not be imDlemented within five y€qrs.
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2. How much housing is Cotswold District required to deliver?

For the purposes of five year housin8 land supply rhe Council previously relied upon the Regional
Spatial StrateSy (RSS) requirement fiture of 145 dwellngs per annuh. Recent app€al decisions have
declared it ir no lonter feasible to use th€ RSS for the purposes ofdetermin ng if an authority has 5

tear 3upply. Authorities should be usi€ the objectvely assesrei ne€{. or ideally the adopted housing
requ'rement figure wirhrn a new Local Plan.

The NPPF requires local authorities to sitnificantly boost rhe supply of housint. Local authorities
should use the evidence base to enrure that Local Plans meer rhe fullobiecrively assessed needs tor
markei and affordable housint in the housint merket irea, a5 far as is consisteft with rhe policies ser
out in the Framework inclqdinS idenratinS key aires which are critical to the delivery of the hourinS
strrteSy over the plen pe.iod (NPPF, paraSr.ph.{7).

Evrdence has been prepared f,or rhe emerSing Local Plan 20 | l-201| to establ sh rhe objeclively
assessed houlin8 ne€d across the housint market area of Gloucestershire. The repon prepared by
Neil llcDonald with Christine Whitehead (fhe Oblectiv€4/ Assessed Houst"g Needs o[Srrou4 Fore{ of
Deon ohd Cots,,!old, Oaober 20/ 4) can be viewed on the Counc l s websire
http://www.cotiwold.gov-uUre!idents/plenninr-buildini/plannint-oolicv/emerqin"-local-plan/evidence-
base-and-monrtorins,f

The independent study dentifies an OAN lor Cotswold District of 7,600 dw€llints over the twenty
year period 201 l-2031. This equates to 380 dwellints per yerr and is rhe fi8ure used in rhis 5 year
supply calculation. In accordance wth advice. any shoftfel agarnsr previous plan periods is taken into
account within the OAN evidencq therefore the frgure of 380 p€r annum applies from 201 | onwards.
This fiture has b€en ured for the emeryint Local Plan (Reg. 18) which has been out ior consulation
(l5th lanuery - 27d February 2015). Work har been done to a consistent merhodoloty with the
neithbouring local authoriries (Stroud Dirtricr Co!ncil and rh€ Joint Core Strategy for Gloucester City
Council, Cheltenham Borouth Council and Tewkesbury Borouth Council), whose oGminations are
currendy on-toin8.
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3. Housing Land Supply

Thii report includes a full schedule of sites tha! are considered to be able to deliver housing in the
next 5 years. To be deliverable, sites must be:

. Avrilable
Sites already in the planning s).stem wirh plannint p€rmission, or allocated tor housinS. ai
well as sites proposed by landowners through the SHLAA process that have been assessed
a! beint able to come forward quackly.

. Suit ble
The schedule includes sit6 without planning permission that are within the development
boundaries of Cirenceller and the nine other PainciDal Setdements wi6in Cotswold
DistrKt. Thereiore, dlese sites are con3rdered !o be in a surtable location to contribute !o
sustainable communides, in accordance wi$ the iaved policies of the Council's adoptcd
Local PIan (2001- | l)-

. AchieY.ble
The schedule includes sites with plannint permission, SHLAA sites and allocationr
considered by the Advison/ Panel to have a reasonable prospect of beint delivered within 5

years. This includes being eaonornically viable.

The housing land supply is derived from the followint sources:

l. Sites with planning permission bur nor yet complete:
2. Sates that are not allocated. but are idenlified in lhe SHLAA end lie within tfie development

b,oundaries ofCirencesrer and the nine principal ietrlements: rnd
3. A windfall site allowance.

Althouth the District has an extremel/ larte number of holiday homes, dle5e alont wirh workaE
dwellints are not included within the 5 year housing land supply, as rhes€ haye occupency
conditions that mean they do not lorm pan of the dwelling stock.
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l) Sites with planning p€rmission
This includes unimplemented plannint permissions and sites under construction tlat create new
dwellings. The Council has also made en ellowance that rakes account of larte and small site
plannrng permrssions that Ineviarbly lapse.

The Councils Residential L2nd Availability repon (RLA) annually records the number of housint
commitments (dwellints wirh plannint permission that are either under conslruction or no! yet
started) aswell as thenumber of housint completions. The latest RLA position from Aprrl ?015 i5

us€d to inform rhis 5 year supply, which shows thar there are 3,161 commitments. This report it
available to view on the Council's website: h$!:t:lyy.ww,cotswold.tov.ulJresidents/planninS-
bu ldini/plannint-policv/emertint-locel-plan/evidence-base-and-monitorinsl

Each plannant permission has been asseiied to ensure thar only new dwellints that are realistically
deliverable within the nex! 5 yeaB are counted within rhe 5 year housint land supply.
Furthermore, larger sites (10 or more dwellings) have been examined to evaluate performance
atainst available, suitable and achievable criteria ro support accurate reportinS of their
deliverability over time. Appendix :l provides evidence to support the deliverabilit), of each of
these sites.

2) Strate8ic Housing Land Availability Assessment
The Cotswold SHLAA (2014) has been produced in accordance wilh the requrrements set ou! in
the National Plannint Practice Guidance and as such forms robust and credible evidence to inform
th€ preparation of Locel Plen documents. The Council's SHLAA third review was published in
May 2014 and a followint SHI-AA Addendum was produced in November 2014. Both are available
to view on lhe Evadence Base and Moni(orant' p.ge of the Councils website:
hcpy/www.cotswold.Sov.uldresadents/plannin!-buildrnS/plannrns-policy/emersinr-lo<a -
plan/evidence-base-and-monitoring/

The SHLAA identifies and assesses sites for their potential to deliver housrng in accordance with
their availabiliry, suitability and achievabilily. Of the deliverable sites, only sites that are within the
developmen! boundaries ol Crrenc6tea and ihe nrne orher Principal Settlements within Cotswold
Drstrict are included within the 5 ),ear iupply. This is bc<ause sites outside of these development
boundaries are not in accordance with the sayed oolicies of the Council's edooted Local Plan

(200l- | l), atainst which any planning permission are currently determ ned.

To ensLrre SHLAA stes will realistically deiver completed dwelints within 5 years, the Councal
have investitated the deliverability of eech SHLM site included within the 5 year supply. The
results ofthe invesotation are shown n Appendix 3.

To avoid double countint. any sites with plannint permiss on are shown within the commitments
section of the housint trajectory table (blue) and do not appear within the SHLAA sites section oI
the table (yellow).

l) \.Jindfall Sites
Windfal sites are those that have not been specifically identified :s available ln the Local Plan

process. Cotswold District being a larte predominantly rural authority, has a historic trend of
consistently deliverint a larte number of windhll developments.

"Locol Plonning Authomies mol moke on ollowon.e for windfoll sites in the frve-yeor supply if the'/ hove
compelling evidence thot ruch sites hovc conrislentlf ba<one ovaloble in the b<ol o.eo ond will conlinue
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to Provde o rclioble sour.e of supp!. Anl ollowon.e should be reolnti. having rcEod to the Stroregic

Housing Lond Avol,ob;/ity Assessment, htstotic windfoll delivery rctes ond expeded futute ltends, ond

should not inchrde residentjol gdrdens'. (NPPF paratraph 48)

In order to provide evidence to support the inclusion of windfall sites. Colswold Distrrct Counc I

has ooked in detail a! the housint completions for the last 8 /eers. Each housrng compledon hes

been examined to establish whether the site had previously been identifed by the SHLAA" was an

allocatci site or if it has been developed on a r4idential tarden. Sites that did not meet any of
these criterie were idendlied as windfall sit$- The ann{ial results were as follows:

Year Windt ll completiois

332009/ 0
20 ot 95

20 2

20 a 3 t0l
20 3l 4 59

20 t4l t5

The first two years wofth of da(a appear ro be hith and do not necessarily reflect a realistic
positron as rhe SHLAA was in the early stages of development. The atter six years provide
realistic evidence to show the Distrct has delvered an averate of 73 dwellings from windfall
sites each year. A table of ev dence for each windfall development rs av-dilable in Appendix l.

The commitments secrion of the housint tralectory takes all sized sites into account wrth plannint
permissron, includint exisrint windfalls. To be robusr, the Council has applied the wandfall

allowance from yeer 4 onwards only. Thas is because plannint permissions last for 3 yeari and

somc of the exrstinS housinS commrrmenB wrll already be windfall developments, which may lead

to some double CountinS.

There w ll be rome windfall developments granled plannint permission wirhin the next three years

that are not accounted for within the this 5 year supply report. The Council has been robust by
only incorporatint a windfa I al owance on years 4 and 5 of the housint trajeclory, but it should be

noted that ihe actua housint supply will include windfall developments that have not yet been
granted plannint permission. Therefore, reaistically, rhe housing supply would actually be hither
than what is beint reported.

It should also be noted that the Council's existint plannint policies do nor rule out developm.nts
on garden land and it is not env sated that future poices will do so. However, the windfall
a lowance does not take account oftarden developments, so this will also make the actual housinS
projection over rhe next 5 years higher than thar reported.

Anothcr hctor lakelv to have a oositive effecr on the rate of w ndfalls is the amendment to tie
Permatted Developmenr rights, which allows chantes of use from Bl (office) to C3 (residential) to
occur without the need lor plannint permissron. The chante to permiEed development laws came
into force on 30- Hay 2013 and is expected to boost the number of chante of use windhlls
delivered erch yea.. In addition, new letislation has come into torce in the Class O o{ Part 3 of
Schedule 2 of the Town and Counte' Plannint (General Permilred Development) (Entland) Order
zzu (15'h April 20l5) whereby redundant and empty agricultural buildints can be brou8ht into use

ata n, with residen!al development brint one ruch permltted use (certain restrictions apply, Please
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see e leSislation and the H:nning Ponals PlannLng Practiie Gurdance for further informatron).
This is particularly relevant in Cotswold Distract beint a predominantly rur.l area wrth a stront
housint mrrkec

The D srict has maintained a hith averate de|very rate of windfalls over the past 5 years, even in
an unfavourable economic climare. TakinS Into conrideration all of the lactors that may affect
wrndhlls, $e Councrl expectt the rate of windfalls to be maintarned or increase in fir(ure years.

[}uffcrs
The NPPf states that 'to boost signif<ont+ the suppll of housn& locol plonmng outhomies should
identif,l ond updote onnuoly o supply of spe.ifrc deliyeroble sites sufndent to proede fue yeorc wonh of
housing ogoinst their housing .equrremenb whh on odditionol buffet of 5% (moved for otd from lotet in
lhe plon petiod) to ensure ahorce ond competttian in the molkal for lond. Where there hos been a rccotd
of pe|:iAient undet delivery of housing,lacol plonning outhotiues should in.reose the buffer ta 20% (moved

fo|rord ftam loter in the plon peiod) to provide o reallsl]. prospect of ochieving the plonned suppl,/" .

The Inspector's report in the Highfield Farrn eppeal (Fay & Son Ltd. File Ref
APP/F l6 | o/AJ | | /2 165778 Highfield Farm, Tetbury, Gloucesterlhire, dated l3 February 2013)
found the Council to be a pe15istent under-deliverer of housrnt.

In her method of measurint whether the Dislrict wes a persrstent under-deliv€rer of hous ng, the
Inspector supposed that as rhe 5 year supply proiects forward five years, it \ ?s also reasonable to
look back five years as a suitable period of time. The Inspecror sourced rhe 20 | l/ l2 5 year suppLy

report, which found that in four of the previous five years, insufcient housinS had been built to
meet the housint requiremenL The decision was rheretore taken to apply a 20% buffer to the 5

year supply housing requarement.

Since 20lli 12. the Distnct has had four years' wofth of hith deliverl fitures that meet the
requrred annual dehvery rare. The annual numbers of completed dwellints for the previous 5 years
are shown in the table below.

Net Annu.l Houring Complctiong
20 0l 729
20 2 528
70 2t
20 3l 396
20 r4l t5

Average
466

402.1

Thc District rnust continue to de iver hith numbcB of ncw dwellings above the annual
requirement of 380 dwellints in order to pur a casc forw d for lhe 20% buffer to be removed.
The Council could be in a position to do this assince20l | , the new plan period. the Council have
exceeded the annual requirement.

Lapse Rate
Paratraph 14.26 of rhe HiShfield Farm appeal (Fay & Son Lrd. File Ref: APP/Fl6l0/A/l11716577g
Highfield Farm. Tetbury. Gloucesler.hire, dated l3 February 20l3) Inspe<tor's Report st2tes tha!

"While i oweo6 thot the topse .dIe set out rn lhe 2012 Housing Supply poper owhcs to both lotge ond
smot/ s,tet the SoCG recatds the ogrccmenl betwee, tha Counol ond the oppcllont thot in this .ose, "o
smo,l srtes lopse rote of | 5 dwellings per onnum is opprcpnote". A it is the <ote thot the lopse rcE ts onY
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to be opphed to smoll sites wirh p,onning pelmi$sio4 lhen ir fo/lows tho! some othe( meons must be found
to occount for ptoboble lapses on ldrge shes with plonniry permission. On thdt bdsir, / aonsidet the
opp. ont s opplication of o | 0% dis.ount to such ritcs to b. reosonob/e.

Contraq/ to the Inspeclor's understandint that lhe Colncil's tive year housing land supply
calculat on app ied a lapse rare to small siles only, the calculalion acrually applied a lapse rate to
both larSe and small sites. Applyint a l0% discoun! on larte sires as we I as a large site lapse rate
double counts the number of dwellints deducted within lhe supply calcu ation. Paratraph 14.25 of
the same Inspector's Report said that applyint a lapse rate to larte and small sites was a

reasonable aoDroach.

Lepsed plannrng permissions from both larye and small sites contribute to the overall lapse rate
reported in the 5 year tupply. Thas suppor$ the Council's lusdfication in providint an evidence-
based lapse rate to large and small sites.

A table of evdence for each lapsed planning permission can be viewed in Appendix 2. The tabe
below provides a summary of the total numb€r of lapsed dwellints from the previous 5 years.

Yerr Jl..t LF.d
commitmantr

20 0/ 21
20 II 2 7

20 'I 2l
20 3l ,l t0

4l t2
AYcrr8a t3

Renewed plannint permirsions can potendally disrort fie 5 year supply fiture as, althouth.hq/
have not lapsed, the permission may not be delivered within 5 years. Equally, rhe number of
dwellints committed on larte sites can rise or fall when Reserved l'letters or Full plannint
permissions replace Outline permissrons.

The Council has undertaken further investitation into whether larle sites with plannint permission
have actually be€n completed within 5 years of the initial permission beint tranted. Corswold
District has a sront housint market and demand for new housint is hith. Appendix 4 provides
historical evidence that, on averate, larte residential plannint permissions within the District are
completed within the first 5 years of the initial plennint p€rmission beint tranred.

Appendix,{ rlso showi rhat, since l" April 2006. there have been 18 large re5idential 5i!ei where
Oudine plannrng permrssions have been fully superreded by Fullor Reserved Matters consents. On
averate. each of these sit6 has had an additional 9 dwellin$ permiced when the Reserved
Matlers or Full consent has been tranled.

This demonstrates that renewed plannint permissions, and variat ons in the number of committed
dwellings when Reser..ed Matters or further Fu I planning permisrions are traned, a.e not issues
that affect the 5 year supply within Cotswold Disrricl.

Further Clarity
It has come to light that the planninS permission at'Wells Masonry Group, llsom Farm.
Crrencester Road' rn Tetbury ( l2!05030/OUT) has l8 commilmenrs. as opposed ro l2 that were

ti3
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previouily rcpord in th€ 5 yc|r hou5ing lud supply Mat 20 |,l and J.nu.rt 20 |5 upd.t . Thc RLA
(April 20lil) corrccdy repoEed l8 commhmens.

'Land Parcel at Qucrcus Park' in Tetbury ( l3/0,1899/OUT) has 50 commltm.ntt, ar opposed to,l5
that were prevlourly r€pon€d In th€ 5 year hourint lmd rupply Mry 20l,l and January 2015
updat€. Th€ RLA (April 2014) corracrly ruportld 50 commitm.nts.

The totil commicncnrs for 20 | 3/ | ,t remrln thc :amc.

tl
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4. 5 Year Supply Calculation
getween l" April 20ll and 31" Merch 2015, 1,783 dwellints had been completed within the
Disrric!

As per the advice set out in the NPPG and the Secretary of Stae and Plannint Inspecloy's
comments in the appeal regarding Todenhrm Road, Moreton in Marsh, the shonhll should be
accounted for promptly wirhin five /ears (!he'Sedgefield Approach'), and nq! spread across the
plan period (the 'Liverpool Approach').

In line with the Secreqry ot Sta@.nd Ptannint Inspecor's method of calculation in the Hithlield
Farm, Tetbury. app€al decision, the Council should apply the 20% bufier to both rhe ennual
requirement and the shordall. However, in accordance with that Inspector's reasoning over the
previous 5 years the Council have exceeded the annual requirement. Therefore could eppl), the
5% bufier. Eoth scenarios are outlined below.

5 YEAR 3UPPLY zgx
bufi!.

5X
bulbr

380 dwellingi p... (lsApril Z0l I to
31" M.rch 20ls) 380 x a y€r'"s

t.520 r,520

Ner dwellin$ built to dete (201 |

20r5) r,783 r.783

SupDly .hodrll* (A-8 -26l -261
o 5 y€a. requi.ement (38O x 5) + C t.6J/ 1,637

E

20% buffer on .equiremeni (D x
r.20)

t.96,t

5X bufier on requirement (D x
t.05)

t.7 t9

I Revised Annu.l Requi.emmt (US) 193 34

5uD!
Commiiments zu) | l!5 |

SHLAA $te3 93 93

Windf.lls t16 t,16

|.ore fitle l5 -t:
Total auDDly over nerc 5 vea6 3045 3045

5 y€ar land supply posirion (supply /
lnnu.l r€qui.ement) (G / F)

7.7a yars 8.85 yea6

Supplt 15 e per(ent 8e (G/E rlCD) 157%

K tu.plus (G - E) t 08l t,3?6

*A netative fiture indicates en oversupply/surplus.
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5 Year Housing Land Supply
May 20l5

Appendix I

Windfall Evidence
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