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The Role of Land Pipelines in the UK Housebuilding Process

Briefing Note

Barratt Developments have commissioned research by 
Chamberlain Walker Economics on the supply of land 
required by housebuilders in order to maintain and grow 
the number of homes they build.

According to the report “The Role of Land Pipelines in 
the UK Housebuilding Process”, housebuilders need to 
maintain a 9 years’ pipeline supply of operational land in 
order to grow its volume by 10% each year, assuming a 25% 
lapse rate.

The Report identifies four phases which are understood to 
influence the length of the development pipeline. These 
are:

A) Pre-Application (e.g. landownership, market 
conditions, planning context including allocation in 
Local Plan);

B) Application to Permission (e.g. inclusion in Local Plan, 
negotiation of S106, scale of development);

C) From permission to start on site (e.g. landownership, 
ground works, site infrastructure, discharge of 
planning conditions);

D) Under construction (build out) (e.g. constraints of 
speed of construction, site size and market absorption, 
infrastructure requirements).

The research identifies that from phase A-D the whole 
development pipeline will take up to 6.6 years, with phases 
C&D timescales having markedly increased due to an 
increased burden of pre-commencement conditions and 
an increase in the delivery of large strategic sites. 

The report further suggests that sites of 20+ dwellings 
now take on average 4.0 years from the grant of detailed 
planning permission through to site completion.

The report also looks at the reasons why consented land isn’t 
being built on, based on ABI Barbour data commissioned 
for the report. The research finds that 55.5% of all planning 
permissions are held by non-builders. This they find has 
had a marked impact upon delivery given issues such as 
site disposal (to a builder). There are a number of other 
reasons why construction could not be expected to follow 
immediately after planning approval. These include 

the expiry of a judicial review periods, signing of a S106 
agreement, discharging pre-commencement conditions 
and land held under an options agreement.

The modelling used in the report demonstrates that a stock 
of 1.25 million planning permissions (1 million detailed) 
would be needed for 250,000 home completions a year in 
the ‘zero growth’ steady state.  There is currently a stock 
of only 0.8 million planning permissions, and a shortfall of 
around 450,000 planning permissions.

This piece of research highlights the complexities of site 
delivery which can sometimes be overlooked by LPAs when 
an overly simplistic approach to site delivery is taken. 
Such an approach can result in unrealistic housing supply 
trajectories and lead to under provision of housing need.

DLP Planning Ltd and its Strategic Planning & Research 
Unit (SPRU) have extensive experience in assessing the 
five-year supply position and objectively assessed housing 
need of local planning authorities, using the most up to 
date sources and modelling. Such assessments are often 
critical to the successful promotion of sites for residential 
development.
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