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SUMMARY: 
 
Local Planning Authorities are required to maintain a 5 year supply of deliverable 
housing sites in order to be regarded as having up to date policies relevant to housing in 
their Local Plan.  Recent information has identified that the Council can no longer 
demonstrate a 5 year supply of deliverable sites. 
 
This report outlines the implications for the Council of not having a 5 year supply of 
housing sites when making planning decisions for housing development proposals.  It 
then identifies steps the Council can take to maintain a clear and positive framework to 
support housing development in the borough.  These steps include the adoption of an 
Interim Housing Policy to continue to proactively shape development in the short term, 
and a programme to review and amended the Local Plan as appropriate. 
 
 
RECOMMENDATIONS:                                                                               
 
That Members: 
 a) Note the implications of no longer having a five year supply of deliverable sites 

for housing as outlined in Section 2 of this report and Appendix A 
b) Adopt the Interim Housing Policy attached in Appendix B 

 c) Approve the process and milestones for producing a new combined Local Plan 
outlined in Section 4 of this report 

 

 
 
1. INTRODUCTION 
 
1.1 The National Planning Policy Framework (NPPF) states that “Relevant policies for 

the supply of housing should not be considered up-to-date if the local planning 
authority cannot demonstrate a five-year supply of deliverable housing sites” 
(Paragraph 47). 

 



1.2 This statement is linked to Paragraph 14 of the NPPF, regarding decision making 
on planning applications.  Paragraph 14 states that “where the development plan 
is absent, silent or relevant policies are out-of-date, granting permission unless: 

 

 Any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this 
Framework taken as a whole; or 

 Specific policies in this Framework indicate development should be 
restricted.” 

 
1.3 The Council recently commissioned a piece of work to understand the house 

building sector in Copeland and its potential to build the number of homes 
identified in the adopted Core Strategy, as well as determining the 5 year 
housing land supply position for Copeland.   

 
1.4 This work involved interviews with the house building sector, including those 

already active in Copeland as well as potential new entrants to the borough, to 
understand their perspective around the attractiveness and issues relating to 
developing in Copeland.  The consultants used this information as well as their 
own professional judgement to consider the deliverability of the sites that 
currently have planning permission together with those proposed for allocation 
in the Local Plan. 

 
1.5 The outputs from this work included an independently produced Housing Land 

Supply Position Statement that determined whether the Council could 
demonstrate a 5 year supply of deliverable housing sites, and an assessment of 
whether the sites proposed for allocation in the Copeland Local Plan were likely 
to be developed during the Plan period. 

 
 
2.0 FINDINGS OF THE HOUSING LAND SUPPLY COMMISSION AND ITS IMPLICATIONS 

FOR THE LOCAL PLAN AND PLANNING DECISION MAKING IN COPELAND 
 

Findings from the Study 
 
2.1 The findings of the Housing Land Supply Position Statement show that house 

building rates have been significantly lower than the target set since the Core 
Strategy was adopted in 2013 (an average of 130 per annum compared to a 
target of 230 per annum).  This current low level of housebuilding, together with 
a housing target in the Core Strategy that is set to increase from 230 homes per 
annum to 300 per annum, means that the Council can only demonstrate 2 years 
and 3 months’ worth of deliverable housing supply. 

 



2.2 There are a number of reasons for this low housing land supply figure.  These 
include: 

 

• The low build rates between 2013 and 2016, which has created a shortfall 
of approximately 300 homes against the target.  The Government expects 
this shortfall to be made good within the next five years 

• The limited number of house builders that are currently active in 
Copeland, and especially larger volume house builders  

• The relatively fragile confidence that the house building sector has in 
terms of investing in Copeland since the recession 

• The sites that are currently in the Local Plan and the emerging Site 
Allocations and Policies Plan Preferred Options are not attractive to the 
development industry 

 
2.3 When the potential deliverability of the sites within the Site Allocations and 

Policies Plan were considered over the whole of the Plan period concerns were 
raised about whether they would be able to provide the homes identified within 
the Core Strategy.  This would mean that the Council would be very unlikely to 
be able to demonstrate a 5 year housing land supply for the remainder of the 
Local Plan period. 

 
2.4 The study suggests that greater flexibility and further land for development will 

need to be identified to attract new developers and enable existing developers 
to expand to meet the growth ambitions of the borough.  It also recommends 
that the Council builds on their initial work to strengthen relationships with the 
house building sector so there is a better understanding from both parties and 
greater certainty that future Local Plans and allocations will be developed to 
meet the borough’s housing needs. 

 
 Implications 
 
2.5 The NPPF states that where Local Planning Authorities cannot demonstrate a five 

year land supply any relevant policies for the supply of housing should not be 
considered up-to-date.  This diminishes the weight that can be given to them 
when making planning decisions. 

 
2.6 The Courts have ruled that a wide definition should be taken when ‘relevant 

policies’ are considered.  This means that the following policies in the Copeland 
Local Plan will be deemed not up to date: 

• Policy ST1 to Policy ST4 (strategic policies);  

• Policy SS1 to Policy SS3 (housing policies);  



• Policy ER1, Policy ER3, Policy ER4, Policy ER6, and Policy ER8 
(regeneration / economic development policies); and 

• Policy DM3 and Policy DM4 (development management). 

2.7 It may also be the case that other policies are shown to be relevant to the supply 
of housing and therefore not up-to-date, due to their potential to restrict 
housing development.  This may include: Policy ENV1, Policy ENV2, Policy ENV4, 
and Policy ENV5. 

 

2.8 It is likely that the most important effect resulting from the lack of a five-year 
housing land supply will be in relation to Policy ST2, which identifies that 
settlements that are acceptable for development and the use of ‘development 
boundaries’.  It is expected that the Council will come under pressure from the 
development industry to consider, and potentially approve, planning applications 
for development in locations outside of the defined settlement boundaries. 

 
2.9 Further details of the assessment into Copeland Housing Land Supply and its 

implications can be found in Appendix A. 
 
 Proposed Steps to Address Land Supply Issues 
 
2.10 The current lack of a 5 year housing land supply together with concerns about 

the ability to build the number of homes identified in the adopted Core Strategy 
demonstrate that the Council will need to take steps to help boost house 
building and make Copeland a more attractive place for developers to invest. 

 
2.11 Two main steps are proposed to address the land supply issues that have been 

identified.  These are: 
 

• To produce an Interim Housing Policy to proactively guide development 
in the short term while the ‘relevant policies’ in the adopted Core 
Strategy carry less weight 

• To review the development strategy and settlement hierarchy in the 
adopted Core Strategy to ensure they are still relevant and produce an up 
to date Local Plan 

 
2.12 The alternative to this would be to rely on the National Planning Policy 

Framework for determining planning applications.  However, this would reduce 
the Council’s ability to proactively shape development, both in terms of 
promoting the growth we wish to achieve and ensuring it is the most sustainable 
and appropriate for Copeland’s needs.  

 



 
3. INTERIM HOUSING POLICY  
 
3.1 One way to provide greater flexibility to the existing policy framework, whilst still 

providing certainty to developers and the community, is to produce an Interim 
Housing Policy. This will highlight the criteria that are most relevant when 
considering housing development in Copeland, and explain how flexibility will be 
applied to the adopted Local Plan policies when considering planning 
applications. 

 
3.2 The Interim Housing Policy will emphasise that any housing proposals that are in 

conformity with the adopted Core Strategy will be supported.  However it also 
recognises that proposals may come forward that are not in conformity with the 
Core Strategy and provides the criteria that will need to be met in order to be 
considered sustainable development in Copeland.   

 
3.3 This may result in housing development taking place in locations that are not 

currently identified in the settlement hierarchy in the Core Strategy and more 
development in Local Centre villages than proposed in the Core Strategy. 

 
3.4 The proposed Interim Housing Policy can be found in Appendix B 
 
 
4. UPDATING THE COPELAND LOCAL PLAN  
 
4.1 The findings of the Housing Market Intelligence commission, together with the 

Government’s recently published Housing White Paper which requires Local 
Plans to be reviewed every five years, mean that now is an appropriate time to 
pause and review the strategic policies in the Core Strategy before completing 
the site allocations for the Local Plan.   

 
4.2 It is proposed that the work to produce the Site Allocations and Policies Plan will 

be paused while the Core Strategy policies are reviewed.    
 
4.3 This work will be informed by a refresh of the evidence base for the Local Plan to 

ensure that the information supporting the Plan is up to date.  This will include 
identifying the Objectively Assessed Need for housing in the borough which will 
determine the housing target for the Local Plan to ensure it is relevant to meet 
the borough’s needs and ambitions.  An update to the audit of village services in 
the borough will also help the Council to determine a sustainable strategy for 
future development.  The review will also enable the Council to reflect the 
requirements and opportunities identified in the Housing White Paper. 

 
 



4.4 The evidence base that will be updated includes: 
 

• Objectively Assessed Need for Housing (OAN) 

• Economic Development Needs Assessment  

• Employment Land Review  

• Strategic Housing Land Availability Assessment (SHLAA)  

• Strategic Flood Risk Assessment  

• Viability Assessment  

• Village Services Survey  

• Open Space Assessment  

4.5 The review of the Core Strategy policies will include an Issues and Options public 
consultation in the Autumn to review matters such as the settlement hierarchy 
and amount of development proposed in different locations. Once responses to 
the Issues and Options consultation have been considered any proposed changes 
to the Core Strategy will be included alongside the Site Allocations work as a 
combined Local Plan.  This document will be produced as a Preferred Options 
document for public consultation early next year.  

 
4.6 The document will be modified following the Preferred Options consultation to 

produce a final Pre-Submission Draft of the Local Plan, which will be subject to 
public consultation before it is submitted to the Secretary of State for 
Examination.  

 
4.7 This process means that the Local Plan will be completed approximately one year 

later than originally planned.  The benefit of this pause means that once it is 
adopted the Local Plan will be up to date and not require an immediate review, 
as would have been the case if the Council continued with the Site Allocations 
and Policies Plan (as the Core Strategy would be five years old and have to be 
reviewed under provisions in the Housing White Paper).  It will also ensure that 
the Council has a 5 year land supply and all adopted policies will carry full weight 
in the decision making process. 

 
4.8 The key milestones for producing the Local Plan are as follows: 
 

• Evidence base updates – Spring and Summer 2017 

• Consultation on Issues and Options (Core Strategy) – September 2017 

• Consultation on Preferred Options (Local Plan) – February 2018 

• Pre-Submission consultation (Local Plan) – September 2018 

• Submission to the Secretary of State – October 2018 

• Public Examination Hearing Sessions – Spring/Summer 2019 



• Adoption – Autumn 2019 

 
 
5. CONCLUSIONS 
 
5.1 House building rates have been low in recent years, and have been significantly 

below the target set in the adopted Core Strategy.  This means the Council no 
longer has a 5 year supply of housing deliverable sites which reduces the weight 
attached to the adopted policies in the Core Strategy. 

 
5.2 The Council needs to review the current adopted Local Plan to ensure it is still fit 

for purpose to provide the growth and sustainable development needed in the 
borough.  

 
5.3 While the Local Plan is being produced the adoption of an Interim Housing Policy 

will help guide development and demonstrate that Copeland is ‘Open for 
Business’ and be a more attractive place for developers, including house 
builders, to invest. 

 
 
6.      STATUTORY OFFICER COMMENTS  
 
6.1 The Monitoring Officer’s comments are: Any legal issues are contained in the 
 report. 
 
6.2 The Section 151 Officer’s comments are: This report sets down an interim 
 housing policy and process to develop the Local Plan. The costs for the Arup 
 support will to be contained within the existing external funding framework 
 
6.3 Other Consultee Comments, if any: None. 
 
 
7.        HOW WILL THE PROPOSALS BE PROJECT MANAGED AND HOW ARE THE RISKS 
 GOING TO BE MANAGED? 
 
7.1 A key element for producing Local Plan documents is the Local Development 

Scheme, which is the programme management tool for the Copeland Local Plan.  
Progress against the approved timescales will be monitored annually through the 
Annual Monitoring Report. 

 
7.2 The Annual Monitoring Report will also monitor the housebuilding rates in the 

Local Plan area to ensure the target is met and report the 5 Year Housing Land 
Supply position in the future. 



 
8.       WHAT MEASURABLE OUTCOMES OR OUTPUTS WILL ARISE FROM THIS 

REPORT? 
 
8.1 An increase in the number of homes approved in the borough, aligned to this 

Interim Housing Policy rather than being contested at appeal. 
 
8.2   Production of an up to date Local Plan. 
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