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Board/Committee: Economic Development Board
Date of Meeting: 23rd September 2020
Title: ‘Changes to the Current Planning System’- 

Government consultation (August 2020)
Author: Manager of Planning Policy
Status: For Decision

PURPOSE
To brief Members regarding the content of the Government’s 
‘Changes to the Current Planning System’ document (August 2020) 
and set out key matters to form the basis of a formal response.

RECOMMENDATIONS
That this Council makes the following representations to the 
Government: (as expanded upon within section 2)  

 Continues to object to the principle of the Standard Method for 
determining housing need;

 Object to the proposal which requires that 25% of affordable 
housing secured by planning obligations should be the ‘First 
Homes’ requirement. Instead this should be at the discretion of 
the local authority based on local need, site characteristics and 
viability issues in accordance with the Adopted Local Plan;

 Recognise the need to assist small and medium-sized builders 
by increasing the threshold at which affordable housing is 
required but the Government should introduce a new scheme 
in which Government funds the local authorities the equivalent 
amount in affordable housing contributions in order to facilitate 
new social housing;

 Object to the extension of Permission in Principle for major 
development for the reasons set out in the report

That the Manager of Planning Policy, in liaison with the Development 
Manager and in consultation with the Economic Development Board 
Chairman, has delegated authority to submit responses to the 
technical questions based on the principles of the above 
recommendations and comments set out in this Report.

1 Background
1.1 In addition to the White Paper, ‘Planning For the Future’ (which is 

also subject to a report on this agenda), the Government is consulting 
on other proposed changes to the planning system which are 
included within the document, ‘Changes to the current Planning 
System.’1  Comments are required to reach the Government by 1st 

1 https://www.gov.uk/government/consultations/changes-to-the-current-planning-system 

https://www.gov.uk/government/consultations/changes-to-the-current-planning-system
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October 2020.

1.2 It is proposed that this report will form the basis of the Council’s 
representations to the Government and that the Manager of Planning 
Policy in liaison with the Development Manager consider responses 
to the Government’s detailed technical questions.  The responses will 
be based on the key issues set out in this report.

2 Report
2.1 The Government is consulting on four main proposals:

1) Changes of the standard method for assessing local housing 
need.

2) Securing of First Homes, sold at a market price for first time 
buyers through developer contributions in the short term until 
the transition to a new system (as outlined in the Planning 
White Paper).

3) Temporarily lifting the small sites threshold below which 
developers do not need to contribute to affordable housing to 
up to 40 or 50 units.  This is intended to support Small and 
Medium sized builders as the economy recovers from the 
impact of Covid-19.

4) Extending the current Permission in Principle to major 
development so landowners and developers have a fast route 
to secure the principle for development for housing on sites 
without having to work up detailed plans first.

Proposal 1: Changes of the standard method for assessing local 
housing need.

2.2 The standard method for assessing housing need for each local 
authority area was introduced by the Government’s National Planning 
Policy Framework (NPPF) in 2018. The Government considers this 
approach as a simple and transparent way to establish need for each 
area and boost housing supply to address affordability issues. It is 
designed to reduce time-consuming debates regarding the number of 
homes each area is required to build.

2.3 It is based on a formula that currently requires local authorities to use 
a rolling 10 year average of household growth projections and an 
affordability ratio which takes into account median house price and 
median workplace earnings. Until now the Government has required 
local authorities to use the 2014 Office for National Statistics (ONS) 
projections rather than the later projections which indicate lower 
growth rates.  This is to ensure that the Government’s proposed 
target of 300,000 dwellings a year across England can be achieved.

2.4 The current system has been subject to criticism due to the volatility 
of the household projections and the way in which this can artificially 
result in low projections in some places where overcrowding and 
concealed households suppress the numbers.
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2.5 The suggested standard method, outlined here, should in many ways 
be considered as an interim measure as the White Paper proposes a 
comprehensive review of the standard method which takes into 
account potential constraints within an area when identifying suitable 
land for housing.

2.6 The interim methodology allows the most up-to-date household 
projections (currently the 2018 based ONS projections produced 
earlier this year) to be used.  However the methodology proposes to 
introduce a new element which relates to the percentage of existing 
housing stock levels. The methodology uses 0.5% of existing housing 
stock. The Government considers that this should ensure that diverse 
housing needs in all parts of the country are taken into account and 
would also offer stability and predictability which is absent when 
relying solely on the household projections. In addition, an 
affordability adjustment is included which takes into account changes 
in affordability over time.  Consequently if affordability improves this 
will be reflected by lower housing being identified.

2.7 Following the outcome of the consultation, the Government will 
update the planning practice guidance and under the transition 
arrangements this methodology will be applicable to the Council’s 
forthcoming Local Plan as it has not reached the Regulation 19 
consultation stage.

2.8 Appendix 1 sets out a comparison of the current standard method 
which requires the use of the 2014 projections with the proposed 
methodology which incorporates the new housing stock element.  
Under the current methodology the Council’s current housing figure is 
344 dwellings per annum (dpa). This reduces to 309 dpa under the 
new methodology. However it is clear that the use of the 0.5% 
housing stock variable locks in a higher need figure. If the 2018 
projections could be used with the current formula the figure for 
Gosport would be 126 dpa. By way of comparison the annual 
requirement in the adopted Gosport Borough Local Plan 2011-2029 
(GBLP) is 170dpa.

2.9 There are concerns that elements of the standard method remain 
rather arbitrary and small adjustments to the formula have significant 
implications.  The Council objects to the principle that the standard 
method centrally imposes a need on local authorities, particularly as 
the formula does not relate to actual need as it does not consider the 
issue of concealed or overcrowded households directly.  There are 
other methods that could consider this issue, for example a local 
assessment of overcrowded and concealed households.  The 
proposed 0.5% of existing housing stock element of the formula does 
not appear particularly relevant for determining housing need across 
England as there will be varying demographic influences in each 
area.  Greater emphasis on household projections and a local 



4

assessment of concealed and overcrowded households could 
provide a more realistic understanding of household need in an area.

2.10 The Council will need to carefully consider the proposals as 
suggested by the White Paper, when they are available, as this takes 
into account constraints and may provide a more realistic housing 
figure for an area although the complexity of such a methodology will 
be fraught with difficulties when being applied across England.

Proposal 2: Securing First Homes 
2.11 Details of the First Homes scheme are still to be published but 

according to consultation that took place earlier in the year these are 
heavily discounted homes where the discount is retained in 
perpetuity.  A discount of 30% has been considered although this 
may change according to local circumstances. Local authorities will 
have discretion to increase the discount to 40% to 50% based on 
Local Plan evidence relating to need. 

2.12 The Government’s proposal in this latest consultation document is to 
ensure that First Homes are secured through the planning system.  
These specific proposals can also be seen as an interim proposal 
prior to the implementation of reforms suggested by the White Paper. 
The Government recognises that access to home ownership is one of 
the greatest challenges and it is determined that First Homes are built 
across the country.

2.13 The Government is therefore proposing policy compliant planning 
applications to deliver a minimum of 25% of on-site affordable 
housing as First Homes and a minimum of 25% of any off-site 
contributions towards First Homes. Both nationally and locally, in 
accordance with relevant policies, most affordable housing is secured 
on-site.  

2.15 To illustrate the proposal by way of example if a site of 100 dwellings 
were being developed Policy LP24 of the GBLP would require 40 of 
those to be affordable housing (normally on-site).  The type and 
proportion of affordable housing would be informed by advice from 
the Council’s Housing Department to take into account local need.  
Other factors are also considered such as characteristics of the site 
and site viability issues.  The Local Plan has been written to provide a 
clear position on the amount of affordable housing required but has 
purposely been flexible regarding the type and proportion of 
affordable housing to take into account site specific circumstances 
and current demand. The justification text does set out an indicative 
mix based on the evidence produced to support the Local Plan.

2.16 Under the latest proposal the Council will still require 40 dwellings to 
be provided (normally on-site) however 10 of these (i.e. 25%) will 
need to be First Homes.
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2.17 To introduce this proposal the Government may require new primary 
legislation as well as amendments to regulations.  Once in place the 
current Local Plan policy would enable the First Homes product to be 
secured.

2.18 Whilst the provision of low cost market housing is strongly supported 
there is concern that the proposal will not be appropriate in all 
circumstances.  It is considered that local authorities are in the best 
position to determine which types of affordable housing are needed in 
a local area taking into account the aforementioned issues relating to 
local need, site characteristics and viability.  This Council objects to 
the 25% requirement being imposed on local authorities and asserts 
that it should be a matter for each local authority to determine the 
most appropriate mix  of affordable housing in their area in 
accordance with the relevant Local Plan policy.

Proposal 3: Temporarily lifting the small sites threshold below 
which developers do not need to contribute to affordable 
housing to up to 40 or 50 units

2.19 The Government recognises that there has been a long term decline 
in the number of small and medium-sized builders which were hit 
hard by the last recession.  These businesses are important for 
building-out smaller sites quickly and therefore boosting local supply.  
The Government has a number of proposals to support and enhance 
this sector. The Government recognises the importance of affordable 
housing requirements being secured through the planning system but 
also acknowledges that in order to assist economic recovery from 
Covid-19 it is necessary to reduce the contributions for certain-sized 
sites for a limited time to assist the small and medium-sized business 
sector.

2.20 It is consequently proposing to temporarily lift the threshold housing 
to 40 or 50 units.  The threshold in the GBLP is 10 units. The 
Government is suggesting that initially the time period would be 
limited to 18 months.

2.21 The Government recognises that this measure would see a reduction 
of between 7% and 14% of section 106 affordable housing over a 
single year if the threshold were lifted to 40%, with between 10% and 
20% reduction if the threshold were lifted to 50%.

2.22 As a result of this consultation these proposals could be introduced 
by a Written Ministerial Statement in the Autumn.

2.23 As a response to Covid-19 it is understandable that additional 
support is provided to the sector.  However there is significant 
concern regarding the reduction of affordable housing secured 
through the planning system.  The Government will need to consider 
a compensatory scheme whereby the equivalent value is funded from 
the Government to the relevant local authority in order to facilitate 
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affordable housing schemes. This would have the beneficial impact of 
providing new affordable housing and providing further support to the 
building sector by bringing forward small affordable housing 
schemes.   

Proposal 4: Extending the current Permission in Principle to 
major development

2.24 An existing system is in place whereby local authorities can grant 
‘Permission in Principle’ (PiP) as a way of obtaining planning 
permission for housing-led development which reduces the need for 
developers to incur significant costs to establish the principle of 
planning permission. 

2.25 Currently PiPs are only available for sites of less than 10 dwellings 
and deals with issues such as land use, location and scale of 
development. The aim is to give upfront certainty so that developers 
can then work up the more technical details relating to design, tenure 
mix, transport and environmental matters. This forms the second 
technical stage in which proposals are assessed and conditions are 
imposed.

2.26 The Government now proposes to extend this arrangement for major 
developments over 10 units. Current arrangements would remain in 
place for the 1st stage to determine the principle of development 
including the provision of basic information (description, number of 
dwellings, site area), a 14 day consultation period and determination 
within 5 weeks. The Government is considering some additional 
information for the 1st stage for major applications such as a 
maximum height parameter.

2.27 The technical (2nd) stage for PiPs on major development will cover 
much the same information as a full application.

2.28 The consultation document includes a proposal for a reduced fee for 
a decision on the principle of development as the local planning 
authority is only considering the principle of development not the 
technical details.

2.29 Like other proposals this is an interim arrangement in advance of the 
Governments proposals set out in the White Paper.  

2.30 Since the system for PiPs for minor residential developments was 
introduced in 2018 the Council has not received any PiP applications 
and there is some doubt whether there will be many PiPs for major 
development.  This is because the Local Plan is very clear on where 
development should be located and the scale of housing proposed.  
Much of the Borough is also within the urban area boundary where 
there is a presumption of development.  Consequently there is little 
need to establish the principle of development as it is already 
established and the developer would still need to provide similar 
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information for a 2nd stage technical application as a full planning 
permission under the current system. That said there may be benefits 
for a developer or landowner if they wanted to ascertain whether they 
could build be more houses than a Local Plan allocation sets out.  
This would enable them to establish the principle that development is 
acceptable in advance of producing detailed technical information. 

2.31 It is not clear from the proposals what the arrangements are for 
determining controversial applications and the role of a planning 
committee.  It will be necessary for the Government to provide further 
information on this as it should still be for a planning committee to 
determine such applications.

2.32 The Council considers that there is not the need to introduce another 
form of planning application at this stage given the low take-up, both 
locally and nationally, of small site PiPs.  The existing planning 
application system is likely to be reformed by the White Paper 
proposals and consequently it may be prudent to keep the current 
arrangements in place until that stage rather than introduce one 
additional arrangement to be shortly replaced by another which can 
potentially cause confusion and demand additional resources.

3 Next steps
3.1 The Government’s consultation on these proposals conclude on the 

1st October. Following the consultation the Government will consider 
introducing a number of proposals (Principle in Permission for major 
development, the higher threshold for affordable housing) in the 
Autumn.  The Standard Method will be introduced through an update 
of the planning practice guidance when responses have been 
considered whereas the First Homes proposal will require primary 
legislation.

4 Risk Assessment
4.1 The Council would like to make a representation to the Government 

on these proposals to set out its significant concerns which will have 
a number of implications for the Planning Policy and Development 
Management functions of the Council. Without making 
representations the Council’s position on such concerns will not be 
taken into account.

Financial Services 
comments:

-

Legal Services 
comments:

Contained within report.

Equality and Diversity N/a –this is an external consultation
Climate change This is an external consultation
Service Improvement 
Plan implications:

The proposals if implemented by the Government 
will affect the Development Management and 
Planning Policy functions of the Council through a 
number of policy and procedural changes.
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Council Plan: Proposals will have implications for the Council’s 
planning services which help to develop the 
economy, enhance the environment, raise 
aspirations and empower residents.  Proposals will 
also directly affect the delivery of services.

Risk Assessment: See section 4
Background papers: Changes to the current planning system 

(Ministry of Housing, Communities & Local 
Government August 2020)
https://www.gov.uk/government/consultations/changes-to-the-current-
planning-system

Appendices Appendix 1: Comparison of Standard Method 
outcomes.

Report author/ Lead 
Officer:

Jayson Grygiel, Manager of Planning Policy 


