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1 Planning Officers Society 

1.1 POS is the single credible voice for public sector planners, pursuing good quality 

and effective planning practice. The Society's aim is to ensure that planning 

makes a major contribution to achieving sustainable development in ways that 

are fair and equitable and achieve the social, economic and environmental 

aspirations of the community. 

1.2 We operate in three main ways: 

• As a support network for planners in the public sector 

• As promoters of best practise in planning 

• As a think tank and lobbying organisation for excellence in planning practice 

1.3 Where we can, we will work across the sector to craft proposals that have 

widespread support from the people who operate the planning system at the 

coalface: landowners, developers, agents, legal, local authorities and politicians. 

We will be both radical and practical as we look for solutions to tangible problems 

that will make a real difference to crucial areas. Our objective is to improve the 

planning system to enable it to deliver its key aim of sustainable development. It 

is within this context that we have set out these comments so we can plan 

together for a better future.  

2 Levelling-up and Regeneration Bill  

Recognise the good in the current system  

2.1 POS urges the government to rebuild the reputation of planning as a profession 

which enables placemaking and will be instrumental in tackling climate change. 

The recent rhetoric setting out that the planning system is broken and needs a 

fundamental rebuild is not helpful and is contributing to recruitment and retention 

issues across local planning authorities. It is important to note: 

• In the last decade local planning authorities have granted consents for 2.5M 

homes yet only 1.5M have been built. 

• In 2019 (a record year) we granted consent for 371K homes, yet developers 

still only delivered 241K homes. 
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• We grant around 90% of all planning applications – often the time taken to 

deal with applications is spent negotiating away problems so we can grant 

consent as we are required to do by the NPPF. 

2.2 Local planning authorities do not build homes, it is not the fault of the planning 

system for the lower than desired rate of delivery. The Oliver Letwin Review 

made it clear that the main developers operate a rationing approach, which he 

referred to as the Absorption Rate, and they will not build beyond this for logical 

business reasons. That industry has never done so since the war, averaging less 

than 150K homes per year. The additional delivery of housing that was seen in 

the period immediately after WW2 was made up principally of Council House 

building. Right to buy discounts and rules, coupled with a lack of investment in 

social housing since late 1970s has all but dried up this addition to the housing 

stock.  

2.3 Of significant importance is the underlying rationale in existing government policy 

of treating housing like a commodity and expecting the powers of supply and 

demand to operate as they would with a car or other such commodity. Housing is 

an asset and operates as such – you don’t set the price of new cars on the value 

of old cars in the market, but you do with new houses and flats. It is the supply of 

money (mainly mortgages) to buy those assets that is the main driver price 

inflation, as is recognised by the Bank of England1. Since the change from a 

Building Society only model to one where the banks can also give mortgages in 

the late 70s/early 80s we have seen rampant house price inflation as a direct 

result of this increase in the money supply for housing purchases (see ‘Why can’t 

you afford a home?’ Josh Ryan-Collins UCL2). 

 
1 Houses are assets not goods: what the difference between bulbs and flowers tells us about the housing 
market and Houses are assets not goods: taking the theory to the UK data both by John Lewis and Fergus 
Cumming, bank of England Researchers 
2 Why Can't You Afford A Home, Josh Ryan-Collins 

https://bankunderground.co.uk/2019/09/05/houses-are-assets-not-goods:-what-the-difference-between-bulbs-and-flowers-tells-us-about-the-housing-market/
https://bankunderground.co.uk/2019/09/05/houses-are-assets-not-goods:-what-the-difference-between-bulbs-and-flowers-tells-us-about-the-housing-market/
https://bankunderground.co.uk/2019/09/06/houses-are-assets-not-goods-taking-the-theory-to-the-uk-data/
https://www.ucl.ac.uk/bartlett/public-purpose/why-cant-you-afford-home
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2.4 There is a helpful briefing paper published by the House of Commons in March 

2020 which considers key trends in housing supply in the UK and goes onto focus 

on some of the key barriers and potential solutions to increasing supply in 

England3. In particular page 19 shows a graph which highlights the decline of 

local authority housebuilding and how this has impacted on housing supply (table 

included as Appendix 1). POS would argue that government needs to make 

housebuilding attractive to local authorities and this should be seen as an 

interdependency to the anticipated wider changes to national planning policy in 

the future.  

2.5 There are a lot of good things about the existing planning system. There are lot of 

excellent planners with high levels of skill, and the system has delivered some 

excellent developments. It is important that the future planning system doesn’t 

overlook the elements of the existing planning process that have enabled these to 

be delivered.  

2.6 We recognise that the current system has flaws: 

• Plans do take too long to put in place and in some cases are not user-friendly. 

• Plans have become too focused on housing numbers at the expense of a 

more comprehensive vision-led/outcome-focused plan. 

• There is too much emphasis on trying to predict the unknowable – and 

penalising authorities for not proving they know it.  

• Plan policies should be given more weight so it's clear what development 

should deliver and that policies matter.  

• There is scope to extend the range of those who get involved and to make 

better use of technology to make the system more accessible and responsive.  

• There is a need to put planning gain on a sustainable footing – and get away 

from opaque arguments about viability that have done much to bring the 

system into disrepute.  

• Expectations of the system have grown while resourcing has shrunk.  

2.7 But on the other hand: 

 
3 Tackling the under-supply of housing in England  

https://commonslibrary.parliament.uk/research-briefings/cbp-7671/
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• The discretionary element also provides flexibility to address changing 

circumstances. This has allowed it, for example, to lead the way on issues like 

carbon emissions and room size standards. 

• In practice it has been successful in delivering more planning permissions for 

housing than developers have been able to build out  

• It also provides opportunities to plan for, fund and deliver key infrastructure 

important both locally and on a more strategic basis.  

• Communities welcome the opportunity to engage with planning policy and 

value the voice it gives them in taking planning decisions (although more can 

be done).  

• Across the Country the current system has delivered high quality places. Key 

to this has been ensuring the right development, in the right place, at the right 

time – and supported by the right infrastructure.  

2.8 Any new system should retain the best elements of the current system. Large-

scale change will inevitably cause disruption: a pragmatic, incremental approach 

will keep this to a minimum while allowing time to learn from experience. The 

process now provides room to challenge and innovate, and room for dialogue 

(with all parties, including the community). This needs to be retained, as it has led 

to some great schemes, and there are fears that could be lost. It is hard to see 

how the new system would improve upon the quality of places we have today. 

And there is no evidence it will provide more homes, as it seems to be designed 

to allow less to be built?  

2.9 The Levelling-up Regeneration Bill seems to promise everything in a new system: 

• Building beautiful and refusing ugliness 

• Securing the infrastructure needed to support development 

• More democratic engagement with communities on local plans 

• Better environmental outcomes 

• Empowering communities to shape their neighbourhoods 

• All this is needed to deliver more homes in the right places, supported by 

sustainable and integrated infrastructure for our communities and our 

economy. 
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2.10 It will be simpler, faster, more certain and less contentious. However POS would 

seriously challenge whether it will, notwithstanding the increase and shift in skill 

set of resources required in LPAs, the system would be directive and less flexible. 

This is likely to result in more refusals, appeals and Judicial Reviews. The notion 

that merely improving the appearance of developments will quell local opposition 

is fundamentally misplaced – it is a lot more complicated than that.  

3 Consultation questions  

Chapter 2 – Policy Objectives 

3.1 As context, POS is concerned that the disparity across regions in England has 

not been recognised and how planning can help to tackle this: the causes of the 

housing crisis in Hull are very different to those in Hackney. In terms of working 

on different geographies across city regions and joint strategic plan areas for 

example, it is difficult to see how a more centralised planning system will work 

without a national plan or some form of spatial context which recognises the 

diverse nature of places across the country.  

Chapter 3 – Providing certainty through local and 

neighbourhood plans 

Reforming the 5-year housing land supply (5YHLS) 

Question 1. Do you agree that local planning authorities should not have to 

continually demonstrate a deliverable 5-year housing land supply (5YHLS) 

as long as the housing requirement set out in its strategic policies is less 

than 5 years old? 

3.2 POS strongly agrees with this approach. Firstly it properly recognises that we 

operate within a plan-led system and that local planning authorities are required 

to demonstrate that they have a five-year supply of housing land at the point of 

adoption of their local plan. Furthermore, it will significantly reduce the burden on 

local planning authorities at the decision-making stage by not having to expend 

time and resources on defending planning appeals in respect of five year housing 

land supply considerations. It could also act as a positive incentive for local 

planning authorities to have an up-to-date local plan in place.  
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3.3 The inclusion of the clarification provided by the first sentence of the proposed 

Footnote 44 is also welcomed as this reflects the fact that a local plan (or parts of 

the local plan) may not require updating having completed its five-year review. 

However, it is considered that the wording in paragraph 75 of Footnote 44 should 

be further amended to make it clear that on completion of the local plan 5-year 

review if their housing requirement is still ‘fit for purpose’ and that at the point of 

concluding the review the local planning authority can demonstrate that it has a 

five year supply of housing land, that the approach as proposed in paragraph 75 

will continue to apply. From reading the proposed amendments it would appear 

that this is Government’s intention, but it should be made more explicit.  

3.4 In order to enable local planning authorities to resource this process planning 

fees should be increased to provide funding for local plan making as well as 

decision taking, and ring fenced to protect planning departments. In addition to 

budget pressures there is a shortage of trained planners and government should 

work with the sector to address this as it has potential to be a broker to achieving 

the 12 levelling-up missions.  

3.5 This gives confidence to communities that the local plan can be used effectively 

in decision-making. It gives further incentive to local planning authorities to 

produce an up-to-date local plan and ensures the English planning system 

remains plan-led rather than being in hoc to speculative development 

3.6 POS has drafted a manifesto on designing a more efficient planning system4. 

POS suggests that government should take a greater lead and, as part of its 

digital agenda, curate the formation of a national evidence base. There will of 

course be a regional aspect to this evidence that we will need to be addressed 

and captured, as well as that local layer that adds local distinctiveness where 

necessary. 

 
4 POS Manifesto 12: designing a more efficient system  

https://www.planningofficers.org.uk/uploads/news/pos-mbp12-resources.pdf
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3.7 By using Big Data and nationally enforced data standards, a suite of evidence 

necessary to support plan making could be produced that can be tapped into 

when required to support plan-making decisions. Data on the demographics, 

economy, environment etc should be produced that are decreed to be sufficient 

for the purposes of plan making and are beyond challenge in the Examination. 

This data set should automatically be up-to-date enabling planners to dip into it to 

get an understanding of their area and the processes that are relevant for 

producing plans. 

3.8 The strategy should be to optimise this data set so that the need for bespoke 

evidence is reduced or eliminated. This investment by government will save LPAs 

across England millions in basically commissioning the same evidence (generally 

from private consultants) some 333 times. We estimate that the saving could be 

over £166m based on each LPA spending an average of around £500K on its 

evidence base, but that figure will be much higher where the process has 

complications, and the evidence base must be revisited. 

3.9 This would enable the plan making process to be quicker and support the target 

of a local plan not being over five years old.  

Question 2. Do you agree that buffers should not be required as part of 

5YHLS calculations (this includes the 20% buffer as applied by the Housing 

Delivery Test)? 

3.10 Yes, the issue is not that local planning authorities do not allocate enough land for 

housing and jobs, it is the delivery which is the challenge and should be targeted. 

A buffer will not deliver more homes than the private sector is prepared to deliver. 

To help increase delivery government should incentivise housebuilding by the 

public sector and address the substantial evidence highlighting the role of the 

housebuilding industry in limiting supply as set out clearly in the Letwin Review.  

3.11 In addition, the buffers can lead to councils with legitimate reasons for having a 

tight land supply (eg constrained boundaries) being penalised, so removing the 

buffer requirement is justified. 
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3.12 It is also important to recognise that local planning authorities, in allocating land 

for housing through a local plan already include sufficient sites to exceed their 

housing and requirement figure in order to provide flexibility in the market and to 

reflect the fact that not all sites that are allocated will come forward for 

development. The percentage increase is normally based on local evidence but is 

often in the region of 10 – 20%. The ‘buffer’ requirement has always been based 

on bringing forward sites from later in the plan period. This does not reflect reality 

and POS considers the current approach nonsensical. The preparation of a local 

plan housing trajectory is informed by the assumed timescale for the delivery of a 

site provided by landowners/site promoters (timing factors which can influenced 

by matters ranging from the time left on a lease or other such landownership 

matters through to reasonable rates of delivery on larger sites) or where the local 

planning authority is aware that there are factors which affect when a site can 

come forward such as the timing and phasing of development as a result of 

needing to provide enabling infrastructure. A development isn’t precluded from 

coming forward earlier than identified in a housing trajectory if circumstances 

changed, but to try and identify sites which could be ‘brought forward’ at an earlier 

stage is, on the basis of the above, a flawed concept.  

3.13 The behaviours of the development industry have also been recognised by the 

government as evidence by the various mechanisms that have been incorporated 

into the LURB to get the development industry to build out sites when 

permissions are granted (and this is further acknowledged within the information 

published to support these questions). We would question whether the approach 

that the government is proposing may have unintended consequences i.e. that 

developers will simply hold fire on making a planning application in the first place? 

3.14 As the report by Shelter and KPMG (2014) revealed, “even if the dysfunctions of 

the land market are improved, the building industry as it is currently constituted 

would not be able to build as many homes as we need in the near future, with 

some major house builders doubtful that the sector could currently build 200,000 

homes per year, let alone 250,000. This doubt is supported by evidence and 

experience, with the average annual output of private house builders since 1950 

at just below 130,000 per year and showing a clear trend of decline.” (p.42)5  

 
5 Shelter & KMPG (2014) Building the Homes We Need. Shelter.  

https://assets.kpmg/content/dam/kpmg/pdf/2015/03/building-the-homes-we-need.pdf
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3.15 The Letwin Review (2018)6 worked with the help of a group of independent 

experts and the support of a dedicated team of officials. The analysis focused on 

the issue of the build out rate of fully permitted new homes on the largest sites in 

areas of high housing demand. Letwin concluded that the homogeneity of the 

types and tenures of the homes on offer on these sites, and the limits on the rate 

at which the market will absorb such homogenous products, are the fundamental 

drivers of the slow rate of build out. The review made two key conclusions which 

are not featured in the current consultation: 

• adopt a new set of planning rules specifically designed to apply to all future 

large sites (initially those over 1,500 units) in areas of high housing demand, 

requiring those developing such sites to provide a diversity of offerings, in line 

with diversification principles in a new planning policy document; and 

• establish a National Expert Committee to advise local authorities on the 

interpretation of diversity requirements for large sites and to arbitrate where 

the diversity requirements cause an appeal as a result of disagreement 

between the local authority and the developer. 

3.16 POS asks why these recommendations have not been taken forward and we 

want to record our support for the Letwin Review findings. The Letwin Review 

provided further recommendations which would help deliver more high quality 

homes;  

• ‘To give the greatest possible chance that the new planning rules for large 

sites will have an effect in the near-term I recommend that the Government 

should: 

• introduce a power for local planning authorities in places with high housing 

demand to designate particular areas within their local plans as land which 

can be developed only as single large sites, and to create master plans 

and design codes for these sites which will ensure both a high degree of 

diversity and good design to promote rapid market absorption and rapid 

build out rates;  

• Give local authorities clear statutory powers to purchase the land 

designated for such large sites compulsorily at prices which reflect the 

value of those sites once they have planning permission and a master plan 

 
6 The Letwin Review  

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/752124/Letwin_review_web_version.pdf
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that reflect the new diversity requirements (with guidance for local 

authorities to press the diversity requirements to the point where they 

generate a maximum residual development value for the land on these 

sites of around ten times existing use value rather than the huge multiples 

of existing use value which currently apply); and 

• also give local authorities clear statutory powers to control the 

development of such designated large sites through either of two 

structures (outlined in Annex C): 

a. the local authority could use a Local Development Company (LDC) to 

carry out this development role by establishing a master plan and 

design code for the site, and then bringing in private capital through a 

non-recourse special purpose vehicle to pay for the land and to invest 

in the infrastructure, before “parcelling up” the site and selling individual 

parcels to particular types of builders/providers offering housing of 

different types and different tenures; or 

b. the local authority could establish a Local Authority Master Planner 

(LAMP) to develop a master plan and full design code for the site, and 

then enable a privately financed Infrastructure Development Company 

(IDC) to purchase the land from the local authority, develop the 

infrastructure of the site, and promote the same variety of housing as in 

the LDC model. 

Question 3. Should an oversupply of homes early in a plan period be taken 

into consideration when calculating a 5YHLS later on or is there an 

alternative approach that is preferable? 

3.17 The position of POS is that the Standard Methodology should be fixed (and how 

to do that we set out in our answer to question 7). If this was done, then the 

question of historic under or oversupply would not arise because it would be 

reflected in the data: undersupply would result in a greater level of hidden 

households and oversupply would result in less. The number of homes needed 

would be correspondingly adjusted. 
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3.18 The current Standard Methodology produces a number that does not reflect to 

actual number of homes required because it uses out of date data and has 

several other flaws (see our answer to question 7 for details). Because of this it is 

necessary to factor historic over or under supply into the calculations because it is 

not otherwise reflected. 

3.19 In addition there is a fundamental principle that Councils should be accountable 

for allocating housing land, they are not responsible, nor can they control the 

build out of approved homes, unless government wants to give LPAs specific 

powers to do so7.  

Question 4. What should any planning guidance dealing with oversupply 

and undersupply say? 

3.20 This should be set out in the Councils annual monitoring report and the guidance 

included on completion.  

Boosting the status of Neighbourhood Plans 

Question 5. Do you have any views about the potential changes to 

paragraph 14 of the existing Framework and increasing the protection given 

to neighbourhood plans? 

3.21 POS welcomes the proposed extension of the protection afforded to 

Neighbourhood Plans from 2 to 5 years. Communities undertake considerable 

work to prepare a Neighbourhood Plan and to see development proposals 

contrary to the Plan approved as a result of the “tilted balance” after just 2 years 

undermines the value of neighbourhood planning and the public credibility of the 

planning system. 

3.22 Neighbourhood Planning still relies on a lot of hours of voluntary work by 

residents, local expertise of residents or supporters with planning knowledge, and 

a long-term commitment during the whole lengthy planning process. To address 

this, we propose that free training in plan-making should be provided for those 

that want to pursue a Neighbourhood Plan. This could be done by local 

authorities or by central government. It could also be done through partnerships 

with universities. It will need to be resourced by government though. 

 
7 See POS Manifesto No 7: Compulsory purchase: three essential improvements,  

https://www.planningofficers.org.uk/uploads/POS%20MBP7%20CPO.pdf
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Chapter 4 – Planning for housing 

Question 6. Do you agree that the opening chapters of the Framework 

should be revised to be clearer about the importance of planning for the 

homes and other development our communities need? 

3.23 POS would strongly argue that instead Government needs to produce a National 

Plan. Such an approach would identify where the growth, infrastructure and jobs 

are best placed to achieve a ‘levelling up’ and therefore how it relates to strategic 

investment across the country. Even taking potential Local Government Reform 

into account there needs to be a national vision. This should incorporate other 

priorities, including supporting economic recovery, maximising opportunities for 

renewable energy provision, protection of valued landscapes, reducing pressure 

on areas subject to flooding and so on. This would provide a clear and informed 

approach for allocating preferred areas of the country in a way which meets 

international objectives including those set out in the United Nations Sustainable 

Development Goals which UK Government has previously signed up to.  

3.24 POS challenges the 300,000 annual housing target set out in the Conservative 

government manifesto pledge 2019. There is no clear empirical evidence base for 

this. If there was it would be easier for local communities, members and LPAs to 

buy in to.  

3.25 The last time 300,000 homes were delivered in a year was 1969, in that year 53% 

were delivered by private companies, 44% by local authorities and 3% by social 

housing developers. If 300,000 is a true empirical target, then all sources of 

supply will need to be marshalled, but government policy does not address this, 

quite the opposite. 
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3.26 Housing markets, particularly those on the edge of cities, are very complex and 

house prices are affected by several different factors. For example housebuilders 

will benchmark their sales prices against those of existing prices within that local 

housing market area. If those prices are already high, then it is questionable as to 

whether increasing the supply of land in that area would make any material 

difference in affordability. So whilst it may seem reasonable to add more homes 

where prices are highest, this ignores the fact that there are some areas in which 

prices will always be higher because they are close to city centres and jobs or 

have attractive countryside and environmental designations such as Area of 

Outstanding Natural Beauty Designations or National Parks or other amenities 

nearby. No matter how many homes are built in these areas, house prices will 

continue to remain high because demand to live in those areas will always be 

higher than other locations without those attributes. Asking authorities to provide 

more homes in these areas will not address the issue. Instead there should be 

more focus on dealing with the affordability of housing to specific groups in 

housing need, rather than focusing on absolute levels of affordability. To address 

the latter would require controls over the supply of money to purchase homes 

(mainly mortgages) and the motivations of the players involved in that market, 

particularly the banks. The lessons from the GFC in 2007/8 have not been fully 

learnt. A return to a building society model would be needed, but that does not 

seem likely for any government to do. 

3.27 In addition, even if making provision of land to build significantly more homes in 

these areas were to bring down land values (which POS is not convinced it 

would) it would simply provide a greater profit for housebuilders as they would be 

highly unlikely to sell their product at a materially lower value than that of existing 

properties in the local area. 

3.28 In the last decade local planning authorities have permitted over 2.5m homes yet 

the house building industry have only delivered just over 1.5m homes. POS is of 

the view that this data demonstrates that land supply is not a barrier to delivering 

homes including in areas such as London and the southeast. Local planning 

authorities do not build homes, it is not the fault of the planning system for the 

lower than desired level of housing delivery.  
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3.29 The lack of control for councils over delivery rates means that penalising councils 

and the communities they support when targets are not delivered on a backward-

looking basis appears to demonstrate a fundamental refusal to acknowledge and 

address the reasons for this i.e. that delivery is based on business decisions. 

LPAs don’t build houses and LPAs cannot force anyone with planning permission 

to implement that permission. Nor can LPAs force anyone with a site allocated in 

a local plan to submit an application for its development. POS therefore cannot 

see how setting even higher targets will do anything to change these fundamental 

‘truths’.  

3.30 There should be an introduction of mechanisms to encourage delivery, such as 

through allowing councils, after a certain period, to impose council tax or a land 

value tax, or pursue Compulsory Purchase action on unimplemented full planning 

permissions, or where outline permission has been granted but no progress has 

been made on the submission of reserved matters. The Republic of Ireland have 

introduced a system of residential zoned land taxation8 as a means of 

encouraging the development of such land. Such a model could be introduced 

into our system. 

3.31 LPAs spend a huge amount of resources assessing planning applications which, 

once granted, can sit and gather dust. For a profession that is already over-

stretched this cannot be a good use of resources. 

3.32 POS has published a manifesto paper suggesting three improvements to the 

Compulsory Purchase Order (CPO)9. These improvements could help Local 

Authorities tackle some aspects of the under delivery of homes. It is common 

ground in the sector that the CPO regime is complex and in desperate need of 

reform. The paper introduces ideas to use CPO as a tool to tackle undeveloped 

or stalled housing sites, including suggesting simpler alternatives such as 

Compulsory Selling Orders. 

 
8 Residential Zoned Land Tax: Guidelines for Planning Authorities 
9 Manifesto No 7 – Compulsory purchase: three essential improvements 

https://www.gov.ie/en/publication/fbc41-residential-zoned-land-tax-guidelines-for-planning-authorities/
https://www.planningofficers.org.uk/uploads/POS%20MBP7%20CPO.pdf
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Local housing need and the standard method 

Question 7. What are your views on the implications these changes may 

have on plan-making and housing supply? 

3.33 POS supports the principle of having a Standard Method for assessing the actual 

level of housing need in a locality. The current SM does not do that for the 

following reasons: 

• It is based on out-of-date data – 2014 ONS data. The reason is that 

subsequent data sets gave lower numbers, and the sum total of all Council’s 

housing need figures did not get government to its 300,000 target. Any 

method must be based on the latest data – to do otherwise undermines the 

methodology. Soon we will have 2021 census data, rather than ONS 

estimates, and that must be used. 

• The Affordability Factor makes no sense: if you have estimated how many 

homes you need – what are the additional homes driven by the Affordability 

Factor for – second homes? As explained above, housing does not operate as 

a commodity but as an asset which has different economic drivers 

• The 35% increase for the 20 largest conurbations is completely arbitrary and 

is not based on any evidence. Planning for housing in London, Leeds, 

Southampton, Bristol and many other conurbations and cities have been 

based on a capacity-based approach and without significant densification in 

their urban areas and in many cases wholesale reviews of their Green Belts or 

strategically planned major developments beyond those Green Belts, the 

housing numbers produced for the Capital by the Standard Method are 

undeliverable. 

3.34 A SM must be based on sound demographic methodologies that seek to estimate 

the following: 

• The growth of the population: births over deaths. It is generally considered 

that ONS do a sound job of estimating the level of growth between censuses. 

• The net migration into or out of an area. Much of this will be movement within 

the UK (mainly between large cities and their hinterlands and from poorly 

performing areas into economically more successful areas) with a relatively 

small element being as a result of international migration. It is also considered 
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that ONS do a sound job here, except for London where the GLA’s statistical 

methods are considered more accurate for the unique characteristics of the 

Capital. 

• An estimate of the level of hidden households: the number of people who want 

to have their own home but cannot afford one and so are still living at home, in 

other households or are being housed by Local Authorities. This is the most 

challenging aspect to estimate, but census and electoral role data coupled 

with housing waiting list data should be used to provide sound methods that 

are locally responsive, rather than an arbitrary national measure. 

3.35 It is important that Local Planning Authorities are dealing with numbers that are 

realistic because they need to have a conversation with their local politicians and 

communities along the lines, “this is the number of extra people we will have to 

house in the future and this equates to this many homes of these types, so how 

we can house our children, and their children’s children”. At the moment the 

conversation is more along the lines, “we have this number from government that 

has no empirical basis, but if we don’t meet it, they will punish us”. Is it any 

wonder that we have got into such a mess over planning for housing. 

3.36 Paragraph 4 comments that there can be confusion about how and when it is 

acceptable to bring forward a plan that does not meet its full housing need due to 

recognised constraints such as Green Belt. POS strongly suggest the 

government puts in place, alongside statutory strategic planning arrangements, a 

statutory duty and support for strategic green belt reviews where they are needed 

to accommodate growth that cannot be accommodated within existing urban 

areas or in strategically planned developments beyond Green Belt boundaries. 

The role of the Green Belt is to contain urban conurbations, cities and large 

towns. Each authority releasing parts without strategically considering the impact 

across their boundary is fundamentally flawed. POS has drafted a manifesto on 

the Green Belt which sets out this approach in more detail10.  

 
10 POS Manifesto 3 We need to talk about the Green Belt 

https://www.planningofficers.org.uk/uploads/POS%20MBP3%20Green%20Belt.pdf
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Introducing new flexibilities to meeting housing needs 

Question 8. Do you agree that policy and guidance should be clearer on 

what may constitute an exceptional circumstance for the use of an 

alternative approach for assessing local housing needs? Are there other 

issues we should consider alongside those set out above? 

3.37 POS Considers that if the Standard Method is fixed, as set out in the answer to 

the previous question, the issue of needing alternative approaches does not 

arise.  

3.38 However, where the SM is not fixed POS agrees that there will be circumstances 

where the nature of local housing need needs to be considered. Planners will be 

able to assess locally what constitutes exceptional circumstances (as they 

successfully did in Coventry with respect to ONS projections which didn't reflect 

accurately the number of transient students in the area or where within a 

relatively small geography the increase in population from a relatively large 

development would not be picked up by the ONS methodology – these would 

both disproportionately impacted on the household projections) and this will be 

tested when the plan goes through the examination process. 

Question 9. Do you agree that national policy should make clear that Green 

Belt does not need to be reviewed or altered when making plans, that 

building at densities significantly out of character with an existing area may 

be considered in assessing whether housing need can be met, and that 

past over-supply may be taken into account? 

3.39 No, no and yes. 
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3.40 The Government in the new NPPF should make it clear that Green Belt is an 

urban containment tool, not an environmental policy. That reason still appears in 

paragraph 79 of the NPPF which says, “The fundamental aim of Green Belt policy 

is to prevent urban sprawl by keeping land permanently open; the essential 

characteristics of Green Belts are their openness and their permanence”. It 

doesn’t matter if land in the Green Belt is not green so long as it stops the urban 

area from sprawling by being kept open. The Minister who introduced the modern 

Green Belt in the 1947 Act said, “even if ... neither green nor particularly attractive 

scenically, the major function of the Greenbelt was ... to stop further urban 

development”. 

3.41 Having noted that the primary function of the Green Belt is urban containment, 

POS recognises and supports national policy that once identified as Green Belt, 

the benefits of such long-term open land should be exploited. We should be 

maximising the potential of this open land for other purposes, especially linked to 

environment (including air quality), climate and health considerations. There 

should be a requirement for all landowners to maximise the wider benefits of 

Green Belt land, especially in an urban proximity context where open land is of 

high value. It is currently not in the interests of landowners to do this as it lowers 

their development 'hope value' so something statutory is needed - perhaps to tie 

this in with the new statutory Nature Recovery Strategies. 

3.42 Government should also support the potential for using Green Belt land for wider 

community benefits which involve the need for a level of built development 

supported by open land. In particular the provision of schools, community 

buildings and sports activities which need a greater level of supporting built 

development than is currently indicated as being acceptable in paragraph 149. 

Taking such an approach wouldn’t undermine the primary function of the Green 

Belt as described above, would provide greater opportunities to secure wider 

community benefits and enable the number of homes to be built on sites outside 

of the Green Belt but in close proximity to it to be maximised. This could be 

achieved by making a change to paragraph 149 of the NPPF. 
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3.43 The consultation suggests that Green Belt does not need to be reviewed or 

altered when plan making. This would have significant unintended consequences 

in terms of housing delivery. Some local authorities surrounding London are 93% 

Green Belt and the town centres in these areas are limited in the extent to which 

they can accommodate high density development. Similar situations exist in the 

context of other Green Belts. As the government seems to be sticking to its 

300,000 homes per year target, this will put additional pressure on non-Green 

Belt authorities, creating tensions in communities and likely the government will 

fail to meet its housing target.  

3.44 POS suggests allowing local communities to plan for their own housing need and 

complete a strategic review of the Green Belt in their areas and their wider 

geography to understand how best to accommodate their housing need. This will 

of course require a Strategic Plan. This may result in meeting need in part or in 

full. POS has released a manifesto paper titled, we need to talk about the Green 

Belt which discusses when Green Belt reviews should be undertaken in more 

detail11.  

3.45 With respect to densities and local character, this change is likely to make it even 

more difficult to deliver new housing in urban areas. It presupposes that all areas 

have a character that is worth preserving. Some areas will need protection 

(heritage and natural assets), most areas will need managing and there are areas 

where there is likely to be significant change and their character will be altered – 

hopefully for the better.  

3.46 It needs to be remembered that we are trying to accommodate an increase in the 

population the rate of which is, in London, greater that the increase that took 

place between the wars. In the 20s and 30s the challenge was met by sprawling 

London and building its suburbs. The fundamental strategy now is to densify so 

that the need to sprawl is obviated or at least reduced. Careless, unqualified, 

statements about preserving existing character are reckless and unhelpful. 

 
11 POS Manifesto 3 We need to talk about the Green Belt 

https://www.planningofficers.org.uk/uploads/POS%20MBP3%20Green%20Belt.pdf
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3.47 The impact of BNG on small brownfield housing sites cannot be underestimated 

and in more marginal areas it will render many sites unviable and undeliverable 

despite there being a need. As well as policy, the funding regime also needs to be 

reviewed to be fit for the purpose of ensuring more marginal sites can be 

adequately funded to ensure housing is provided throughout the country not just 

in areas where viability is high. 

3.48 It is very odd that with the proposed twin policies of “no need for a Green Belt 

review” and “no need to accept higher densities” Government can seriously go on 

to say that they still expect their 300K target to be met and not see a significant 

drop in housing allocations in local plans. 

Question 10. Do you have views on what evidence local planning 

authorities should be expected to provide when making the case that need 

could only be met by building at densities significantly out of character with 

the existing area? 

3.49 This is not a question of evidence but a process of good design. 

3.50 See answer to previous question. Density and character are very different things. 

Generally we have built at reducing densities over the eras but the quality of the 

character of the resulting places has, many argue, generally reduced over that 

time. The policy would be much better expressed along the lines, LPAs need to 

understand the character of their area so that in seeking to plan to accommodate 

the growth of the population in an area they are able to make decisions based on 

good urban design principles.  

3.51 Existing densities calculated by the existing number of homes in an area can be 

used to illustrate the context of an area but should not be used as guidance as to 

what is acceptable or not. Design guides, height studies and a review of historic 

and other important assets are the main way to demonstrate forms of densities 

which would be different but acceptable and those that would harm an area. 

Good design is central to getting successful outcomes. 

3.52 It would not be appropriate to set this as an arbitrary number, for examples a 20% 

density increase, as some places could go higher whereas others would be 

harmed by such an increase.  
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3.53 3D models are helpful tools to clearly illustrate what inappropriate development 

would look like. However not all local authorities will have one and government 

should look at what they can do to make this vital technology more widely 

available and affordable. 

3.54 A clear and robust assessment of local character and/or a locally adopted design 

code or design guidance based on such an assessment should be clear evidence 

that an area should be developed to reflect existing densities or with gentle 

densification, or with a fundamental change in character. Authorities should be 

encouraged to identify areas that are suitable for fundamental change through 

densification and where significantly increased densities, including tall buildings, 

are appropriate if the required new homes are to be delivered nationally. 

Question 11. Do you agree with removing the explicit requirement for plans 

to be ‘justified’, on the basis of delivering a more proportionate approach to 

examination? 

3.55 Yes. The original requirement in the 2012 NPPF to have the “most appropriate 

strategy” drove a culture of excessive evidence. The change in 2018 to “an 

appropriate strategy” was an attempt by government to address the problem that 

it had created and break that culture, but it has proved insufficient. It is hoped that 

with the proposed change, coupled with clear guidance on the level of evidence 

needed (and hopefully government curating most of that evidence12) will get the 

result that is desired. 

3.56 The removal of the justified part of the soundness test should not signal the 

removal of the need for evidence-based policymaking and the NPPF needs to 

make this clear. The planning system and communities would be better served by 

clearer guidance in the PPG on what constitutes a proportionate approach to 

evidence gathering to avoid local planning authorities needing to commission 

specialist technical evidence where this may not be needed and reducing the 

scope for challenge through the examination process. This would serve to 

fundamentally speed up the process of local plan examinations and ensure a 

proportionate approach. 

 
12 See POS Manifesto 12 - Planning Resources: designing a more efficient system, section 2 A new 
approach to spatial planning. 

https://www.planningofficers.org.uk/uploads/news/pos-mbp12-resources.pdf
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Question 12. Do you agree with our proposal to not apply revised tests of 

soundness to plans at more advanced stages of preparation? If no, which if 

any, plans should the revised tests apply to? 

3.57 No, the revised test of soundness should come into immediate effect as it would 

not hinder those plans at the advanced stages of preparation as it is a reduction 

in the existing tests.  

Question 13. Do you agree that we should make a change to the Framework 

on the application of the urban uplift? 

3.58 For the reasons set out earlier under question 7, this arbitrary uplift should be 

scrapped. The consultation sets out that the 35% uplift policy for the 20 largest 

towns and cities will remain however with emphasis that the uplift is met as far as 

possible by the towns and cities concerned rather than exporting to surrounding 

areas. POS is not sure how making this clearer in a policy document would make 

the 35% uplift in housing appropriate in the towns and cities where presumably 

the issue of exporting growth has arisen due to concerns on suitable density 

levels and deliverability.  

3.59 This arbitrary approach also has the potential to result in the delivery of typologies 

of new homes that don’t align with those indicated as being needed through local 

analysis including considering the existing housing stock and the NPPF objective 

of achieving mixed and balanced communities. This policy is, overall, 

unachievable without an effective approach to strategic planning. In some cases 

this will not be sufficient (eg Brighton's situation) yet there is no fallback position 

for meeting the basis needs of these towns and cities, let alone the uplift. There is 

no alignment with these places and 'levelling up' which would at least help to 

provide an evidenced approach to the national policy context 



Levelling-up and Regeneration Bill: reforms to national planning policy March 2023 
 

www.planningofficers.org.uk  24 

Question 14. What, if any, additional policy or guidance could the 

department provide which could help support authorities plan for more 

homes in urban areas where the uplift applies? 

3.60 The 35% ‘uplift’ does not appear to be based on evidence or analysis. There 

seems to be a contradiction between the emphasis that the standard method is 

an advisory starting point whereas there is no scope for negotiation with the 35% 

uplift which does not appear to be founded on any evidence. It would be helpful if 

the same guidance, about a starting point, could also be applied to the uplift. 

3.61 POS suggests that strategic planning on a larger geography could help to deliver 

homes in the uplift areas (see response to question 15). See also our comments 

on density above (question 9).  

3.62 Priority to uplift authorities for funding and assistance would be the most 

beneficial help that could be given to local authorities to help deliver homes in 

urban areas, These areas typically contain large areas of un-remediated 

brownfield land where viability is a major issue. Imposing targets without 

assistance will only lead to further failure to deliver the number of homes 

required.  

Question 15. How, if at all, should neighbouring authorities consider the 

urban uplift applying, where part of those neighbouring authorities also 

functions as part of the wider economic, transport or housing market for 

the core town/city? 

3.63 POS suggests that strategic planning on a larger geography could help to deliver 

homes in the uplift areas. This would have to be done through a joint spatial 

development strategy (as proposed in the LURB) or through a combined authority 

spatial development strategy. Either way, it would require a government mandate 

to ensure that it happens as there are likely to be few incentives for neighbouring 

authorities to meet some of the unmet needs of these areas, especially as 14 of 

the 20 towns and cities where this applies are surrounded by Green Belt [Note: 

there would need to be some allowance to allow the strategic management of 

growth of these areas within the new proposed 30 month timetable for local 

plans]. Alternatively, the Government could require all relevant local authorities to 

work together on a non-statutory ‘city region’ growth framework, which could then 

be used to inform each of the individual local plans.  
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3.64 Either way, it will be vital for the proposed new Gateway Checks on local plans to 

have a specific role in supporting these areas so that the new Alignment Policy 

which will eventually replace the Duty to Cooperate is an effective tool for 

managing strategic matters across city region boundaries. It will also be vital for 

funding priorities, especially in relation to infrastructure, to be reflected in this 

national policy approach. However, it is also important to acknowledge that some 

of these towns and cities will never be able to meet the uplift, let alone their base 

needs. For example, the growth of Brighton beyond its boundaries is severely 

restricted by the fact it is bound tightly by the English Channel and the South 

Downs National Park. The LPA already has an up-to-date local plan in place 

which meets 44% of its objectively assessed needs. Its immediate neighbour 

Worthing has just had its local plan found sound with a 74% shortfall on the 

standard method target. The point is that size of a town or city does not 

necessarily equate to housing development potential and the national policy 

objective is therefore arbitrary and, in many ways, undeliverable. 

3.65 The future alignment policy (to replace the Duty to Cooperate) urgently needs to 

address urban uplift. It will not always be possible to deliver the uplift solely in 

urban areas. In this scenario, there should be a collective responsibility to ensure 

that the uplift is delivered across wider economic and housing market areas to 

ensure sustainability. 

Enabling communities with plans already in the system to benefit from 

changes 

Question 16. Do you agree with the proposed four-year rolling land supply 

requirement for emerging plans, where work is needed to revise the plan to 

take account of revised national policy on addressing constraints and 

reflecting any past over-supply? If no, what approach should be taken, if 

any? 

3.66 Yes, although POS urges government to clarify when the two years would start 

from. What happens to plan making pre Spring 2023? Would this not benefit from 

the 4-year land supply instead of the usual 5?  
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Question 17. Do you consider that the additional guidance on constraints 

should apply to plans continuing to be prepared under the transitional 

arrangements set out in the existing Framework paragraph 220? 

3.67 Yes  

Taking account of permissions granted in the Housing Delivery Test 

(HDT) 

Question 18. Do you support adding an additional permissions-based test 

that will ‘switch off’ the application of the presumption in favour of 

sustainable development where an authority can demonstrate sufficient 

permissions to meet its housing requirement?  

3.68 The paper published by Government alongside the consultation on changes to 

the NPPF already acknowledges that the HDT can penalise LPAs unfairly when 

slow housing delivery results from developer behaviour. In addition the paper 

talks about the development of a package of measures to incentivise the prompt 

build-out of permitted housing sites and to support local authorities to act against 

those who fail to meet these commitments. This acknowledges the limited 

influence that LPAs currently have on making local plan allocations and planning 

applications translate into the delivery of new homes. As well as not being able to 

influence the timescales for implementing and building out permissions LPAs 

can’t force a developer to submit a planning application in the first place. If 

external influences such as local market conditions don’t stack up, a developer 

isn’t going to progress either with a planning application or with the build out of a 

site. At a time when LPAs are facing a real issue with resources and morale it is 

not clear therefore why Government continues with the HDT at all. It is yet 

another burden which diverts LPA resources away from their critical role in place-

making. POS would therefore recommend that the HDT is dropped completely. 
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Question 19. Do you consider that the 115% ‘switch-off’ figure (required to 

turn off the presumption in favour of sustainable development Housing 

Delivery Test consequence) is appropriate? 

3.69 If government decides to retain the HDT, then POS disagrees with a figure of 

115%, POS does not understand why it needs to be above 100%. If an LPA has 

done its job: ie granted sufficient planning permissions as specified in its plan, 

then why should they be punished at all by the tilted balance being switched on 

because developers haven’t delivered those houses? 

Question 20. Do you have views on a robust method for counting 

deliverable homes permissioned for these purposes? 

3.70 The data collected on homes permissions has to be from the decision notice, not 

the application form, as often the number of homes could increase or decrease 

during the assessment process of an application. The data collected should 

include decisions from the past three years and be easy to collect. POS suggests 

the planning portal could have a role in collating this data as many applications 

are submitted that way, amendments can be made to the final number of homes 

approved, before issuing a decision notice. This would be less onerous on local 

planning authorities than the current PS1 and PS2 returns for example.  

3.71 The GLA in London has considerable experience in collecting development data 

for the Capital (see the Planning London Datahub13) and should be involved in 

developing appropriate solutions. 

Question 21. What are your views on the right approach to applying 

Housing Delivery Test consequences pending the 2022 results? 

3.72 If government decides to retain the HDT, then POS recommends freezing the 

Housing Delivery Test. Much of the consultation shows the governments 300,000 

housing target is way off being met and continuing with the same approaches is 

not going to achieve this. Local Planning Authorities are incredibly under 

resourced, and their focus should be on local plan making not on implications of a 

failed Housing Delivery Test.  

 
13 https://www.london.gov.uk/programmes-strategies/planning/digital-planning/planning-london-datahub 
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Chapter 5 - A planning system for communities  

More homes for social rent  

Question 22. Do you agree that the government should revise national 

planning policy to attach more weight to Social Rent in planning policies 

and decisions? If yes, do you have any specific suggestions on the best 

mechanisms for doing this? 

3.73 Housing need, including tenure type, should be locally led, not set out by the 

government. Many areas will want to priorities a mix of tenure types to cater to 

their community’s needs and indeed is a key factor of supporting the local plan 

led process.  

More older people’s housing  

Question 23. Do you agree that we should amend existing paragraph 62 of 

the Framework to support the supply of specialist older people’s housing? 

3.74 Yes, this helps to add clarity. The advice should also recognise the fact that 

elderly housing will need to meet the needs of downsizers who sometimes move 

into urban centres because of the increased mobility (via public transport) that 

provides as people lose the ability (or desire) to drive with age but are otherwise 

able to live a full life.  

More small sites for small builders  

Question 24. Do you have views on the effectiveness of the existing small 

sites policy in the National Planning Policy Framework (set out in paragraph 

69 of the existing Framework)? 

3.75 Local Development Orders can work really well in some areas. However they 

take a lot of resource to draft, consult and approve by the local planning authority. 

Government needs to be realistic about what planning services can deliver.  

3.76 POS would challenge how realistic it is to ask local planning authorities to work 

with developers to encourage the sub-division of large sites where this could help 

to speed up the delivery of homes. Although some negotiation may be possible, 

the planning department is there to plan and grant planning permission for 

homes. It is not responsible for the delivery of homes.  
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3.77 If it is the government’s intention to allow Councils to intervene in the market to 

ensure developers build out their permission, then legislation needs to be put in 

place to back this up. POS has drafted a manifesto setting out how local planning 

authorities should have the right to serve compulsory selling orders on land where 

permission is not been built out14. 

3.78 There is also a lack of recognition as to how smaller housebuilders finance 

schemes. Often they purchase sites prior to getting permission because that is 

the only way that the landowner will be willing to sell. If a council has CIL charging 

in place the requirement for payment on commencement is hugely challenging for 

smaller builders in being able to pay for land, materials and CIL/section 106 – 

they operate a very different financial model to larger housebuilders. 

Question 25. How, if at all, do you think the policy could be strengthened to 

encourage greater use of small sites, especially those that will deliver high 

levels of affordable housing? 

3.79 POS suggests resourcing planning departments and statutory consultees would 

help by reducing the risk in timescales for SME builders.  

More community-led developments  

Question 26. Should the definition of “affordable housing for rent” in the 

Framework glossary be amended to make it easier for organisations that 

are not Registered Providers – in particular, community-led developers and 

almshouses – to develop new affordable homes? 

3.80 The benefit of registered providers is that there is a body of legislation that 

controls how they operate so an LPA can be confident that they will deliver what 

they say they will. If other providers are to be allowed to operate in the same 

market, they must be similarly regulated and enforced? If the only solution is for 

the LPA to do that through say §106 agreements, that represents a further burden 

on an already overstretched and under resourced system.  

 
14 Manifesto No 7 – Compulsory purchase: three essential improvements 

https://www.planningofficers.org.uk/uploads/POS%20MBP7%20CPO.pdf
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Question 27. Are there any changes that could be made to exception site 

policy that would make it easier for community groups to bring forward 

affordable housing? 

3.81 These can be a valuable source of affordable housing to meet specific local 

needs. Viability is often a main challenge in bringing forward affordable housing 

on exception sites and many proposals include private housing to help fund the 

proposal. POS suggest government completes further research to understand 

how affordable housing has been delivered on exception sites previously and 

what is the best way to improve this area of supply.  

Question 28. Is there anything else that you think would help community 

groups in delivering affordable housing on exception sites? 

3.82 POS suggests resourcing planning departments and statutory consultees would 

help by reducing the risk and providing capacity for planners to support the 

community with their development proposals.  

Question 29. Is there anything else national planning policy could do to 

support community-led developments? 

3.83 No. The main barriers to community-led development are not planning related but 

are more to do with land assembly and ownership and securing development 

finance  

Question 30. Do you agree in principle that an applicant’s past behaviour 

should be taken into account into decision making? 

3.84 No. It is a fundamental principle of planning that permission goes with the land. 

This proposal pollutes that principle, and we object strongly to it. In any event, 

such a provision would be easily side-stepped by such developers purporting to 

be a different legal entity. If past behaviour is about breaking planning laws, then 

let’s talk about improving enforcement powers. If past behaviour is about failure to 

deliver, then let’s talk about improving interventionist powers like CPO. POS has 

also drawn to government’s attention earlier in this response the introduction of 

taxation of housing land in the Republic of Ireland as a means of incentivising 

housing delivery (see response to question 6). 
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Question 31. Of the two options above, what would be the most effective 

mechanism? Are there any alternative mechanisms? 

3.85 POS does not support this suggestion and neither option would be a helpful 

addition to planning legislation. Alternative mechanisms are set out in our answer 

to the previous question. 

More building out  

Question 32. Do you agree that the three build out policy measures that we 

propose to introduce through policy will help incentivise developers to 

build out more quickly? Do you have any comments on the design of these 

policy measures? 

3.86 POS seeks clarity on how the proposed policy would work. Holding developers to 

account (measures a & b) may well improve transparency and public 

accountability, but we are less convinced about measure c. What is the process 

by which a decision is made on what is an appropriate build-out rate and what 

factors are reasonable to take into account in making that judgement? The other 

measures we have highlighted in our answer to question 30 would address the 

issue much more directly. 

Chapter 6 - Asking for beauty  

Ask for beauty  

Question 33. Do you agree with making changes to emphasise the role of 

beauty and placemaking in strategic policies and to further encourage well-

designed and beautiful development? 

3.87 The words “beauty” and “ugly” are highly subjective and POS consider them 

generally unhelpful additions to the planning policy lexicon, especially as there 

does not seem to be any intention to define them. The existing term “good 

design” is far better and less subjective. It can be defined in terms of a process 

with appropriate inputs, the outcome of which should be a good design. 
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3.88 It is important for LPAs to feel supported in seeking good design. POS considers 

the National Model Design Code, refreshed Manual for Streets, Changes to the 

NPPF and the National Design Guide are all very supportive. However, the recent 

changes to permitted development rights which enable substantial development 

to occur without planning permission or engagement with local communities has 

been proven to undermine the Government’s objective to deliver high quality 

design. POS urge’s government to review and remove such permitted 

development rights. In particular change of use from office to residential and 

upward extensions, instead the principle of these developments can be 

encouraging through National Development Management policies.  

3.89 Although POS understands the proposed emphasis on beauty with respect to 

designing and building new homes, this is not the only objection from 

communities. Infrastructure, including GPs, dentists, roads and schools, are key 

concerns. By only focusing on beauty the government will not see a decrease in 

objections to development. 

Question 34. Do you agree to the proposed changes to the title of Chapter 

12, existing paragraphs 84a and 124c to include the word ‘beautiful’ when 

referring to ‘well-designed places’, to further encourage well-designed and 

beautiful development? 

3.90 No 

Refuse ugliness 

Question 35. Do you agree greater visual clarity on design requirements set 

out in planning conditions should be encouraged to support effective 

enforcement action? 

3.91 Yes 
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Embracing gentle density  

Question 36. Do you agree that a specific reference to mansard roofs in 

relation to upward extensions in Chapter 11, paragraph 122e of the existing 

framework is helpful in encouraging LPAs to consider these as a means of 

increasing densification/creation of new homes? If no, how else might we 

achieve this objective? 

3.92 No. POS considers that this is an inappropriate and unnecessary level of detail 

for a document which is intended to provide a policy framework for plan-making 

and decision-making. There are likely to be many circumstances where mansard 

roofs would not be the most appropriate design solution for proposals for upward 

extensions. This is helpfully articulated in The Housing Forum’s Insight Report15 

titled ‘Approaches and exemplars for rooftop extensions’ (pages 14 – 17). What 

would be more helpful is providing further guidance outside of the NPPF on how 

to overcome feasibility and viability challenges which are more likely to be the 

reason for the limited uptake of the approach. This is touched on in the above-

mentioned report and also in The Housing Forum’s Spotlight Series 4 ‘Defining 

feasibility for rooftop developments’.16 

Chapter 7 - Protecting the environment and tackling climate 

change  

Delivering biodiversity net gain and local nature recovery  

Question 37. How do you think national policy on small scale nature 

interventions could be strengthened? For example, in relation to the use of 

artificial grass by developers in new development? 

3.93 POS urges government to produce a National Plan which sets out where high 

areas of food productivity are, or areas for productive wind energy for example. 

This would make sure that the food production value of land is understood as 

being of strategic importance for the Country.  

 
15 https://housingforum.org.uk/wp-content/uploads/2022/03/Insight-Report-2021-Councils-Housing-
Autumn-Conference.pdf  
16 https://housingforum.org.uk/wp-content/uploads/2022/11/21-July-22-Spotlight-Series-Rooftop-
development.pdf  

https://housingforum.org.uk/wp-content/uploads/2022/03/Insight-Report-2021-Councils-Housing-Autumn-Conference.pdf
https://housingforum.org.uk/wp-content/uploads/2022/03/Insight-Report-2021-Councils-Housing-Autumn-Conference.pdf
https://housingforum.org.uk/wp-content/uploads/2022/11/21-July-22-Spotlight-Series-Rooftop-development.pdf
https://housingforum.org.uk/wp-content/uploads/2022/11/21-July-22-Spotlight-Series-Rooftop-development.pdf
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3.94 Local planning authorities will need support to implement Biodiversity Net Gain 

starting in November 2023 and urges government to provide more details behind 

the new regulation so that Councils can prepare.  

3.95 It is not clear from the consultation what size or type of development would be 

required to consult the Secretary of State before granting permission for 

development affecting ancient woodland. POS would urge that statutory 

consultees have sufficient resources to respond quickly to these consultations as 

they are often a source of delay in the planning process. Much greater use of 

standing advice is needed. 

3.96 Whilst POS does not support the use of artificial grass in developments, a new 

homeowner could install it if they choose, once a property is built. We are 

reluctant to add a significant burden to the planning enforcement system, unless 

that system is properly resourced. 

3.97 POS suggests national policy sets a preference for use of wildflower meadows 

where possible, green, brown and blue roofs and place an emphasis on the 

importance of local plant and tree species to support native food chains.  

Recognising the food production value of farmland  

Question 38. Do you agree that this is the right approach making sure that 

the food production value of high value farmland is adequately weighted in 

the planning process, in addition to current references in the Framework on 

best most versatile agricultural land? 

3.98 Yes, however high value farmland should be laid out in a National Plan so 

communities, developers and the public sector all understand why an area is 

strategically important and the role it plays in helping the country to meet its 

needs. It is important to recognise that it is not just the land that is important but 

also the assets upon it that enable both agriculture and horticulture to thrive. The 

glasshouses, barns, shed, silos etc that enable farms to function. 

3.99 POS suggests removing permitted development rights for the conversion of 

agricultural buildings. This would remove hope valve for some landowners and 

allow the land and buildings to focus on food production without the distraction of 

possible development potential. This would also maintain the supply of 

agricultural buildings needed to store machinery and the food produced.  
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Climate change mitigation: exploring a form of carbon assessment  

Question 39. What method or measure could provide a proportionate and 

effective means of undertaking a carbon impact assessment that would 

incorporate all measurable carbon demand created from plan-making and 

planning decisions? 

3.100 The public sector will need support to implement this. With respect to plan-

making, POS does not have any advice on a suitable methodology but would 

urge that any methodology must be proportionate and simple to implement. With 

respect to decision-taking, POS suggests a carbon impact assessment is 

included in building regulations as opposed to planning applications. This would 

have the benefit of including permitted development schemes and be a cost when 

a developer is ready to implement permission and design those elements, as 

opposed to an upfront cost at the planning stage.  

Climate adaptation and flood-risk management  

Question 40. Do you have any views on how planning policy could support 

climate change adaptation further, specifically through the use of nature-

based solutions that provide multi-functional benefits? 

3.101 POS suggests that standard house-types should be designed to include shading 

elements such as brise soleil, green roofs, green front and rear gardens, diverse 

planting, particularly attractive to pollinators and low maintenance so it will be 

kept by the management company and/or private households.  

3.102 The government could encourage the development of zero-carbon homes by 

giving priority to them and making the route to grant planning permission easier 

compared to traditional housebuilding methods. However, more fundamentally 

POS considers that most of this is better delivered through the Building 

Regulations rather than the planning system. 

3.103 A national toolkit should be designed to help self-builders and small medium 

house builders meet the biodiversity net gain requirements, so this is effective 

and not seen as a barrier to development.  
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3.104 The permitted development rights for front gardens could be amended to retain 

some planted areas. At present a front garden could be paved with non-

permeable paving as long as a soak-away is in place. This helps to tackle 

flooding but damages biodiversity. Back gardens can be completely paved and up 

to 50% of a garden can be built on under the GDPO. Back gardens can be very 

important for biodiversity - particularly when taking a group of homes with back 

gardens in combination. 

Chapter 8 - Onshore wind and energy efficiency  

Enabling the repowering of existing onshore wind turbines  

Question 41. Do you agree with the changes proposed to Paragraph 155 of 

the existing National Planning Policy Framework? 

3.105 Yes  

Question 42. Do you agree with the changes proposed to Paragraph 158 of 

the existing National Planning Policy Framework? 

3.106 Whilst the additional text in para 158 is welcomed, POS would urge government 

to further amend footnote 63 to allow for onshore wind energy proposals to be 

considered outside of allocations in development plans where their location can 

be demonstrated to be suitable and the proposal to be acceptable. Requiring 

Local Planning Authorities to identify areas that are suitable for wind energy 

development in either the development plan or SPDs is a significant additional 

burden on LPAs which requires very specialist evidence. Whilst this may be 

worthwhile within areas where there are many such areas, in other locations this 

seems an unnecessary additional burden, which is better discharged through the 

DM process. 
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Introducing more flexibility to plan for new onshore wind deployment  

Question 43. Do you agree with the changes proposed to footnote 54 of the 

existing National Planning Policy Framework? Do you have any views on 

specific wording for new footnote 62? 

3.107 Yes. POS is looking forward to a future consultation on this and is happy to 

support governments further consideration before or during this consultation. The 

example of Ambition Community Energy CIC Bristol showcasing local 

partnerships with supportive communities who wanted to host an onshore wind 

exchange for community benefits such as discounted energy bills is an obvious 

case study17.  

Barriers to energy efficiency  

Question 44. Do you agree with our proposed Paragraph 161 in the National 

Planning Policy Framework to give significant weight to proposals which 

allow the adaptation of existing buildings to improve their energy 

performance? 

3.108 Yes, POS suggests other Councils could take a lead from The Royal Borough of 

Kensington and Chelsea which has a Local Development Order allowing listed 

buildings to install solar panels without the need for applying for planning 

permission18.  

 
17 Ambition Community Energy CIC  
18 Listed Building Consent Order for the installation of solar panels on Grade II listed buildings  

https://www.ambitionlw.org/community-energy/
http://www.rbkc.gov.uk/howwegovern/keydecisions/reports/lm%20planning,%20place%20&%20the%20environment/kd06119ra1.pdf
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Chapter 9 - Preparing for the new system of plan-making  

Giving time to finalise and adopt plans already in development before 

the reformed plan-making system is introduced  

Question 45. Do you agree with the proposed timeline for finalising local 

plans, minerals and waste plans and spatial development strategies being 

prepared under the current system? If no, what alternative timeline would 

you propose? 

3.109 POS questions when in Spring 2023 will the policy changes take effect. Many 

local authorities have stopped plan making in anticipation of the Levelling-up and 

Regeneration Bill. Government should announce dates as soon as possible and 

stick to the timetable.  

3.110 How will Government ensure Councils have started plan making post Spring 2023 

if their plan is five years out of date? Will there be a penalty if they have not 

started? This will be important in some areas which may have recruitment and 

retention challenges, budget challenges, considering shared services or other 

priorities not allowing them to start plan making.  

3.111 POS urges the government to stick to an approach and not to deviate again in the 

future, uncertainty in planning has stopped many from plan making. If the goal 

posts for plan making change again many will be reluctant to start until they know 

there is certainty.  

3.112 What happens to local planning authorities who have started a Local Plan but will 

miss the 30 June 2025 date? Presumably they wait now until after spring 2023 

and also after the consultation on National Development Management Policies 

which will be later still than Spring 2023? This will create a delay in some Local 

Planning Authorities.  

3.113 Moreover, considerable care will be needed in relation to the legal status of this 

deadline, and the further deadline that plan examinations must be concluded with 

plans adopted by 31 December 2026. If these deadlines are cast as statutory, 

then depending how they are framed, LPAs which cannot get a plan submitted by 

30 June 2025 (possibly for reasons completely beyond their control) could be 

faced with the prospect of losing the plan and all the work and investment which 

has gone into its preparation. 
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3.114 Similarly, where a plan is still at examination and the deadline for adoption of 31 

December 2026 is nearing, the LPA could find that for reasons beyond its control 

it will not be able to meet the deadline (perhaps because the Inspector requires 

for the information or main modifications). If the deadline is statutory, and 

depending on how it is framed, again the LPA could face losing the plan at the 

very end of the process. 

3.115 Were the deadlines to be framed so that they would have the effect suggested 

here, LPAs could not just press on and hope. They would be faced with making 

decisions on the run up to submission on whether it is safe to continue n in the 

light of the risks, or to abort the plan and change over to a new plan under the 

new system, with consequent loss of plan coverage and considerable waste of 

resources.” 

3.116 In setting timelines for these matters, government must remember that in Local 

Authorities where a third of the Council is elected every year and on the fourth 

year it is often County Council elections, the time available for taking such 

decisions is significantly reduced. Decision making has to be carefully managed 

to avoid what it often called the ‘political silly season’ where getting sensible 

decisions made can be challenging. 

Question 46. Do you agree with the proposed transitional arrangements for 

plans under the future system? If no, what alternative arrangements would 

you propose? 

3.117 No, POS suggests a twin track approach is created where local planning 

authorities can choose to start or to change their plan making adopting the new 

system or remain on the old system up until June 2025. This will reduce the risk 

of continuing and missing the 2025 deadline and many may prefer the new 

system and this approach would enable them to start earlier without losing the 

work to date.  
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3.118 The issue about the status of deadlines or plan timetable arises here too. If the 

timetable is cast in statutory terms, that could create the risk for LPAs that if they 

cannot meet it, the plan will become in breach of law, and they will not be able to 

carry it through to adoption. This therefore raises the issue of how any plan 

making timetable is framed and its legal status as a significant matter, which 

Government will need to be sure to get right if it is to avoid creating unintended 

harmful consequences. 

3.119 Although not one of the questions asked under this section, POS must point out 

that the proposed timeline to adopt plans within 30 months, set out in paragraph 6 

in chapter 9, is unrealistic and unfair on LPAs because it includes the period 

following submission to the Secretary of State (Regulation 22) with all the delays 

that often occur in the subsequent Regulation 23 to 25 parts of the process. It 

takes at least a year when there are no problems, and potentially many multiples 

of that when there are. If LPAs are going to be measured on their performance in 

getting a local plan in place, the period on which they are measured must be to 

the Regulation 22 stage of the process, as that is within the control of the LPA. 

Taking the 30-month proposal from the minimum 12 months a plan is at PINS 

gives 18 months for LPAs to take a plan to Regulation 22 stage – that is not 

realistic. POS recommends that this should be at least {24 months].  

Question 47. Do you agree with the proposed timeline for preparing 

neighbourhood plans under the future system? If no, what alternative 

timeline would you propose? 

3.120 Yes, it makes sense for Local Plans and Neighbourhood Plans to have the same 

date for complying with the new system. The clarification that ‘Made’ 

neighbourhood plans prepared under the current system will continue to remain in 

force under the reformed system until they are replaced is welcomed. 
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Question 48. Do you agree with the proposed transitional arrangements for 

supplementary planning documents? If no, what alternative arrangements 

would you propose? 

3.121 POS understands that the introduction of Supplementary Plans is to address the 

problems with Regulation 5 of The Town and Country Planning (Local Planning) 

(England) Regulations 2012. When POS brought this matter to the attention of 

government, we suggested a solution that produced two documents. A local plan 

containing the strategic planning policies that would follow the current 

examination process and a separate document or documents that would contain 

the detailed local policies and matters that hitherto would have been in SPDs. 

The latter document would have a lighter tough approval process similar to the 

current SPD process but with an additional element where PINS would be 

involved, but only to examine any outstanding objections to policies (as Unitary 

Plans and their predecessors were examined). This would mean that if there were 

no outstanding material objections to the local policies in such a document, the 

LPA could adopt it with little if any involvement from PINS. A document that 

contained no policies but was just advice/guidance would effectively follow the 

current SPD process. 

3.122 POS hopes that DLUHC are contemplating that Supplementary Plans would 

operate in the way POS has suggested. The transitional arrangements should 

allow SPDs to become Supplementary Plans and to remain so until they are 

either replaced by supplementary plans under the new system, or through their 

revocation by the local planning authority, whichever is sooner. The work involved 

in converting existing SPDs to Supplementary Plans is significant, alongside the 

new requirement in the LURB to have 100% coverage of Design Codes. 

Government is well-aware of the problems with resources in LPAs and need to be 

realistic as to what the system can deliver. 
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Chapter 10 - National Development Management Policies  

Question 49. Do you agree with the suggested scope and principles for 

guiding National Development Management Policies? 

3.123 POS notes that this consultation is not seeking views on specific policies and that 

further consultation will fill follow on the proposals for draft National Development 

Management Policies (NDMP) following passage of the bill. POS would be very 

keen to support government on drafting these policies utilising our members 

expertise prior to a future consultation. POS also recognises that as well as 

consistency, Government’s approach would help to reduce the length of local 

plans, speed up the plan-making process and free up capacity for some statutory 

bodies as it would reduce the extent of matters that need to be agreed through 

plan-related Statements of Common Ground. POS also considers that it will also 

be important that Government works with statutory consultees such as Historic 

England, Natural England and the Environment Agency in developing relevant 

NDMP’s. 

3.124 POS welcomes the principle of National policies and that they will have section 38 

(6) status through provisions in the LURB. POS is however very concerned with 

the provision that in the event of a conflict between a national and a local policy, 

the former should prevail. We would strongly recommend that if an LPA are 

seeking to have a policy that touches on matters covered by a NDMP, when that 

policy is examined the test for its acceptability should be that it is necessary – the 

same test for a CPO, so quite a significant bar. With that test, there would 

therefore be no logic to the LURB provision of automatic primacy for NDMP. The 

decision maker should be free to decide and the fact that the local policy was 

found necessary through independent examination must be a significant factor in 

the planning balance. POS accepts that there should be a sunlight clause if a 

local plan policy is out of date (ie NDMP is of a newer vintage) but not that it is 

always trumped. 

3.125 Local policies may also be needed to explain how national policies will be applied 

in local circumstances, which makes their application easier, rather than more 

complicated. 
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3.126 It needs to be clear that LPAs should have flexibility to introduce local policies on 

local topics, e.g. student housing or caves (in Nottingham City Centre). Where 

local policies are required, a local authority should be able to submit these for 

examination. A blanket ban, which we don’t think you are contemplating, will 

result in plans that will be less clear and helpful to developers or the wider 

community and leave such matters to decision-taking with no policy direction for 

the system’s users.  

3.127 The national conditions in the still operative Appendix A to Circular 11/95 are very 

out of date and need to be reviewed and reissued as part of the PPG. A national 

set of §106 precedents should also be considered. 

3.128 Paragraph 4, Chapter 10 of the consultation suggests a starting point for National 

Development Management Policies would be the parts pf the NPPF which apply 

to decision making. Government should work with PINs to confirm other less 

obvious parts of the NPPF relevant to decision making which have arisen in 

appeals and judicial reviews, for example giving weight to a post office as a 

community asset when considering applications to change use from post office.  

Question 50. What other principles, if any, do you believe should inform the 

scope of National Development Management Policies? 

3.129 POS notes bullet point two, paragraph 13 of chapter 10 which sets out that 

national policies would be limited to key nationally important issues commonly 

encountered in making decisions on planning applications across the country. We 

suggest that a National Spatial Plan is drafted which highlights the national 

constraints along with important uses and infrastructure needs which the policies 

can be read against.  

3.130 POS welcomes bullet point three, paragraph 13 of Chapter 10 which sets out that, 

National Development Management Policies would “solely address planning 

issues, in other words that concern development and use land”. POS agrees with 

this and has drafted a manifesto which highlights the need for planning to stick to 

the knitting so that its workload is reduced given extremely scarce resources 19. 

 
19 POS Manifesto 12 Planning Resources: designing a more efficient system  

https://www.planningofficers.org.uk/uploads/news/pos-mbp12-resources.pdf
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3.131 Our manifesto sets out that there is a surprisingly large area that involves 

planning covering issues dealt with by other legislation. Some of this has come 

from government policy, but a lot has just emerged from custom and practice in 

the planning sector. The temptation to do this is understandable because what 

constitutes a material planning consideration is drawn very widely and matters 

dealt with by Environmental Health, Building Regulations, Highways, Natural 

England etc touch on planning. Prior to the NPPF, government advice was 

expressed in PPGs and PPSs. PPS1: Delivering Sustainable Development 

clearly stated that we “should not replicate, cut across, or detrimentally affect 

matters within the scope of other legislative requirements”. The current 

Framework could be far more explicit in this area, but it is clear that if we 

duplicate other legislative areas in our decisions, the conditions that safeguard 

those matters are likely to fail the statutory test of relevant to planning20 if tested 

in the Courts. 

3.132 POS urges government to carry out a far more wide-ranging review of all the 

areas upon which planning overlaps to make it clear what is a material planning 

consideration and what must be left to those regimes to deal with. A few common 

examples are as follows: 

• Control of pollution legislation21 seeks to deal with nuisance from the 

construction process yet we regularly see planning conditions (even in the 

GPDO) and obligations controlling this. It is an Environmental Health matter 

and if that area of legislation is considered inadequate, then government 

should fix it. Planning should not be involved in it. 

• Similarly, highways legislation22 makes it an offence to deposit mud on a 

highway in a manner that causes skidding and is therefore dangerous and a 

nuisance. There is no need for wheel washing and similar conditions on 

planning permissions. It is a highways matter and all that should be necessary 

is an informative that says so and directs the developer to the Highway 

Authority. 

 
20 Town and Country Planning Act 1990 section 100ZA(2)(b) and NPPF 2021 paragraph 56  
21 The Control of Pollution Act 1974, Chapter 40 gives Local Authorities powers for controlling noise and 
vibration from construction sites and other similar works 
22 Highways Act 1980 Section 161  
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• The way improvements to the highway network are dealt with has become 

overly complex with §278 agreements being required to be entered into before 

planning permission is issued or becoming part of §106 agreements. All that is 

needed is a simple Grampian condition that prevents an appropriate part of a 

development commencing before the necessary §278 agreement has been 

entered into and the works are completed. 

• There is a huge overlap between planning and the Building Regulations with 

respect to sustainability, delivering zero carbon development, internal space 

standards etc. Most in the sector agree that it is more logical for this to be 

incorporated into the Building Regulations not least because the detail that 

delivers such reductions in carbon emissions are not designed until the later 

RIBA stages, far beyond the point (RIBA Stage 3) that planning has finished 

as a design input. Importantly the Building Regulations has a routine series of 

inspections that can ensure that these measures are properly installed. Such 

inspections are not part of the planning process. 

• The most recent addition to this compendium is fire safety. After Grenfell the 

whole process was rightly reviewed. In the Hackitt Review report, she made 

the point that one of the failures was that it was not clear where responsibility 

lied and therefore for control to be exerted. Yet shortly after the report was 

published, policy D12 in the London Plan emerged requiring London Planning 

Authorities to become involved in matters that are clearly the responsibility of 

the Building Regulations. The approach produced by government shortly after 

the London Plan was adopted is a much better one: fire safety considerations 

should be considered early in the design process as an input to that process 

to ensure that the building that is being designed makes appropriate spatial 

allowance for the elements that will be necessary to produce a safe building – 

making it clear that ultimate responsibility always lies with the Building 

Regulations and not with Planning. 
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3.133 There are many other areas, such as environmental and wildlife protection 

legislation, where the roles between those regimes and planning would benefit 

from a clear review, so everyone clearly knows whose responsibility it is with the 

overall approach being that other regimes should deal with their areas and to not 

involve planning unless it is essential. Most matters can be dealt with through 

informatives on planning permissions that signpost the developer to the 

appropriate legislation and organisation. 

3.134 Getting to a position where it is as clear as possible what can and should be 

considered and what cannot, would be extremely helpful, especially in those 

planning committee situations where local residents are pressing the committee 

members to impose conditions to control matters that are dealt with through other 

regimes. Such conditions are essentially unenforceable when they fail the 

statutory tests (which they will do in most circumstances) whereas an informative 

that reminds the applicant/developer of their responsibilities under other 

legislative regimes is the right way to deal with these matters. 

Question 51. Do you agree that selective additions should be considered for 

proposals to complement existing national policies for guiding decisions? 

3.135 Yes.  

Question 52. Are there other issues which apply across all or most of 

England that you think should be considered as possible options for 

National Development Management Policies? 

3.136 POS support a set of national policies, however would want to be sure that local 

planning authorities could be more ambitious for their area if necessary than what 

the national policies set out or if there are local unique factors that require a 

variation as set out earlier in our answer to question 49.  

3.137 The potential issues the National policies seek to address should be drafted in a 

series of workshops across the country with practicing planners. Subject areas to 

cover could include:  

• Green Belt Policy 

• Countryside protection 

• Flooding  

• Air, Soil and Water quality  
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• Daylight and sunlight  

• Basement development  

• Historic Environment  

• Natural Environment 

• Housing for disabled people  

• Residential mooring  

• Custom and self-building  

• Sustainable design  

• Carbon offsetting  

• Protection and enhancement of river character and water environment  

• Biodiversity and habitat protection  

• Noise  

• Space standards (we suggest that they should be in the Building Regulations) 

• Fire safety (See earlier comments about sticking to the knitting)  

• Residential annexes  

• Agriculture and Forestry workers dwellings (in Green Belt) 

• Noisy Countryside sports (in Green Belt) 

• Equestrian Activities (in Green Belt) 

• Contamination 

Chapter 11 - Enabling Levelling Up  

Question 53. What, if any, planning policies do you think could be included 

in a new framework to help achieve the twelve levelling up missions in the 

Levelling Up White Paper? 

3.138 The urban uplift policy could have a levelling-up purpose supporting it, rather than 

the arbitrary approach currently taken to the 20 largest towns and cities as set out 

in our answer to question 13. 

3.139 Remove permitted development rights to change from commercial uses to 

residential. These have had a negative impact on communities and provided poor 

quality accommodation (especially office to residential conversions). The low 

quality residential tends to be occupied by vulnerable people and is adding to the 

issues the levelling up agenda seeks to address.  
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3.140 Increase and put more value on planning enforcement which is necessary to 

enable the planning system to work. Enforcement teams in urban areas often 

take action on ‘beds in sheds’ and unlawful houses in multiple occupation. Many 

of these sites are related to further unlawful or criminal activities including 

modern-day slavery. POS suggests funding is provided to enable local planning 

authorities to have a strong enforcement function, taking action and supporting 

the 12 Levelling-up principles. POS has suggested ways in which resourcing for 

enforcement could be enhanced23. 

3.141 The Government should consider the funding approach to the public sector, as a 

local authority who financially can only afford to deliver the statutory minimum will 

not have an Economic Development Team, Communications Team or Place 

Branding Team and very unlikely to drive economic growth and productivity that 

the government desires.  

Question 54. How do you think that the framework could better support 

development that will drive economic growth and productivity in every part 

of the country, in support of the Levelling Up agenda? 

3.142 The Government should consider other interdependencies which would work to 

attract businesses, such as clarity on business rates and a national spatial plan 

which sets out the existing or natural cluster areas for sectors and focusses 

competition into locations where it can be most effective.  

 
23 Manifesto 11: Improving Enforcement Services 

https://www.planningofficers.org.uk/uploads/pdf/POS-MBP11-Enforcement.pdf
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3.143 The Planning system should focus on housing, employment and infrastructure to 

deliver on the 12 missions. Planning is not solely about housing numbers. The 

levelling up and boosting economic growth section of the consultation seeks an 

approach that will support local planning authorities to attract new business 

investment that has lagged in the past. POS would urge the government to ask 

why have businesses not been attracted to an area previously? This could be due 

to a shortage of skills required for their sector or lack of transport or digital 

infrastructure. It is unlikely to solely be the local plan or planning application 

process which has been a barrier to investment. Planning can indeed play a role 

to encourage businesses to invest in an area, however this is interdependent on 

investment in colleges, universities and schools as well as other infrastructure, 

which cannot be fully funded by the Community Infrastructure Levy.  

3.144 The missions include public transport and education as well as other 

infrastructure. The Community Infrastructure Levy collected by many local 

authorities can fund approximately 8% of required infrastructure in an area. The 

government needs to be clear how the reminder will be funded, this will in turn 

deliver against the 12 missions. POS has drafted a manifesto paper setting out 

how infrastructure can be more effectively funded24. The competitive bidding 

rounds are contingent on the capacity of Councils to partake not where the 

infrastructure is needed most.  

Question 55. Do you think that the government could go further in national 

policy, to increase development on brownfield land within city and town 

centres, with a view to facilitating gentle densification of our urban cores? 

3.145 Many towns are not achieving higher densities due to local objection and indeed 

local political objection to homes with low levels or parking. The design and 

quality (imagination!) of many developers tends to work against this - they need to 

more ably demonstrate what 'good' higher density looks like on brownfield sites 

as well as how they fit within the wider area. 

 
24 POS Manifesto 2 Infrastructure: funding it in a more effective way  

https://www.planningofficers.org.uk/uploads/POS%20MBP2%20Infrastructure.pdf
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3.146 As stated earlier (answer to question 9) the NPPF does not contain a narrative 

the sets out the scale of growth that we are seeking to accommodate. The fact is 

that we are seeking to house a greater increase in population now than when the 

suburbs were built in the inter war and immediate post-war period. We sprawled 

then, but we don’t want to sprawl (into the Green Belt) now, so we must densify. 

The NPPF must communicate this as part of the justification for its overall policy 

strategy, just as LPAs have to do for their strategies in their plans. If this was 

made clearer, coupled with a better Standard Methodology (see answer to 

question 7) then persuading local politicians and communities that they need to 

change and seek to accommodate this growth would have a firmer basis. 

3.147 Government could support the roll out of alternative transport infrastructure, car 

clubs, cycle lanes, cycle parking and bike hire schemes. They would all provide a 

reliable alternative to the car and in turn increase numbers of homes supported in 

local areas without the need to increase car parking spaces. In addition this would 

improve air quality, reduce carbon footprint and deliver on levelling up by 

reducing the need for car ownership. The unique challenges of rural areas need 

further research. The often-inadequate condition of basic infrastructure to support 

walking and cycling, coupled with the disproportionate cost of fixing these issues 

and providing decent public transport are significant challenges. 

3.148 Height and good quality urban design is another key challenge to deliver density. 

The fire safety legislation makes many schemes unviable over five stores unless 

buildings are much higher where economies of scale enable viable schemes 

again. Density does not have to be delivered by height only. However, mansion 

blocks and other dense forms of development require high quality design and a 

good architect. Outside of London and the southeast many proposals do not 

feature high quality architects and go for the safest proposal often resulting in low 

density development and unfortunately are hard for local authorities to refuse: 

they are good enough.  
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3.149 On major schemes with a large consultant team the quality of designs tends to be 

higher. However, many of these sites are built by volume house builders who 

have set house types and do not design bespoke proposals for a site, again often 

resulting in low density schemes. Many house builders prefer to sell detached 

and semi-detached houses with traditional gardens as opposed to terraced 

houses or more modern design which includes balconies and roof gardens 

allowing smaller curtilages per unit or flats.  

Question 56. Do you think that the government should bring forward 

proposals to update the framework as part of next year’s wider review to 

place more emphasis on making sure that women, girls and other 

vulnerable groups in society feel safe in our public spaces, including for 

example policies on lighting/street lighting? 

3.150 POS supports in principle seeking to ensure that all members of community feel 

safe, and understands the government’s attention on making sure women, girls 

and other vulnerable groups feel safe.  

3.151 However, it is important to manage expectations on what planning can achieve on 

this point. Street lighting and the maintenance of public realm is the statutory 

responsibility of authorities, such as unitary councils, and the planning process 

should not be relied upon to deliver safer streets from a management point of 

view. Although it is true more sites are managed privately and there may be an 

opportunity to regulate privately managed space to be sure areas are well 

designed, well-lit and well maintained. But this should not be the planning 

systems responsibility or enforcement.  
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3.152 The planning system already takes account of secured by design principles and 

they are included as a statutory consultee. POS supports the approach that 

buildings and spaces between buildings should be well designed in line with 

sound urban design principles. Local planning authorities should be resourced to 

have the staff trained to understand these principles and negotiate these as 

needed. Indeed developers should be given a strong message by the government 

to submit high quality schemes which take account of secured by design 

principles, including making sure that women, girls and other vulnerable groups 

feel safe. Whilst design of development should always create safe public spaces, 

it is difficult to plan to meet perceptions of safety. Well-designed spaces should 

be secure and well-lit, but also pleasant, easy to navigate and accessible.  

3.153 It is not clear how a broad policy on street lighting would change or improve 

things and feels like a “one size fits all” approach to an issue. POS does not 

support seeking to use the planning system to resolve it, when what is needed is 

a coordinated approach to placemaking and design that involves all local 

stakeholders. Design codes appear to be a model for undertaking such an 

exercise. 

Chapter 12 - Wider changes to national policy in the future  

3.154 POS would be very happy to engage with Government at the early stages of 

considering how the levelling-up principles can be aligned in the NPPF.  

3.155 An initial comment is that the funding for infrastructure needs to be resolved as 

the planning process generates approximately 8% of the total funding required. 

Chapter 12 of the consultation highlights that sustainable transport delivery would 

be key to levelling-up for example, but there is no mention as to how this would 

be funded. This is particularly an issue in two-tier areas where transport is the 

responsibility of the County Council. The future policy changes also include a 

more positive approach to economic development, which we strongly welcome. 

Government should consider how they can resource economic departments 

across the country in local authorities, perhaps working with Local Enterprise 

Partnerships on Inward Investment Strategies to fulfil the levelling-up missions.  
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3.156 Including a fixed timetable for local plans will be counterproductive as many local 

authorities will not be able to meet it and be at risk of starting again or as would 

be likely, granted an extension to the timetable. This should be removed from 

future policy updates.  

3.157 POS suggests that government should look at what the Republic of Ireland is 

doing with respect to a tax on zoned residential land (see answer to question 6). 

Also where sites are not implemented within a specified period, local authorities 

should have the right to compulsorily purchase them for housing development as 

we have set out in our manifesto25.  

3.158 Chapter 12 sets out that future policy may be updated to bring forward measures 

‘to ‘green’ the Green Belt, to improve its environmental and recreational value’. 

Whilst we support the increased provision of such amenities so that we squeeze 

the best out of all our land assets (see our answer to question 9), care must be 

taken not to confuse the fundamental role of Green Belt policy. The role of the 

Green Belt for environmental or recreational value is a secondary role - its 

primary role is to contain urban areas and to ensure that settlements do not 

sprawl or merge. To be effective the Green Belt does not need to be green, it only 

needs to contain urban areas. POS has written a manifesto explaining this further 

and highlighting the need for a strategic review of Green Belt around key cities 

such as London and Birmingham, so it continues to perform its chief role to 

contain urban areas whilst allowing homes to be built on areas of Green belt not 

needed to perform this role26. 

 
25 Manifesto No 7 – Compulsory purchase: three essential improvements 
26 POS Manifesto 3 - We need to talk about the Green Belt  

https://www.planningofficers.org.uk/uploads/POS%20MBP7%20CPO.pdf
https://www.planningofficers.org.uk/uploads/POS%20MBP3%20Green%20Belt.pdf
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Chapter 13 - Practical changes and next steps  

Question 57. Are there any specific approaches or examples of best 

practice which you think we should consider to improve the way that 

national planning policy is presented and accessed? 

3.159 POS recommends, the latest Essex Design Guide as best practice. It is hosted on 

a website, policies are laid out on a webpage in a useable format so chapters go 

across the website and when hovering over each chapter the sub policies are 

available to select directly. POS agrees with the consultation that it remains 

important to provide pdf versions.  

Question 58. We continue to keep the impacts of these proposals under 

review and would be grateful for your comments on any potential impacts 

that might arise under the Public Sector Equality Duty as a result of the 

proposals in this document., communities and sustainability  

3.160 No comment on public sector equality duty  
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