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Ministerial Foreword
This Government believes that everyone deserves a place they can be
proud to call home, at a price they can afford.
Homes are the building blocks of our communities. They affect our
health, our wealth, and our opportunities for happiness. For most of
us a home is the biggest investment we will ever make, the biggest
asset we will ever own. And housing is critical to Britain’s future
– the decisions we take today make a crucial difference to the lives of
generations to come.
We have made substantial progress in the last ten years. During this period of sustained
economic growth and stability, housing has improved for many people and low mortgage
rates have helped a million more families into home ownership. Homeowners have seen
the value of their properties increase. Social tenants have seen real improvements in
the quality of their homes, with over a million children lifted out of cold, damp or poor
housing and concerted action has slashed homelessness.
But the challenges and pressures continue to increase. Too many young couples are still
struggling to get that first step on the housing ladder. Too many families are still making do
in cramped or unsuitable conditions while they wait for a decent home.
For a generation, the supply of new homes has not kept up with rising demand. The past
decade has seen house prices double in real terms and if we ignore the rising pressure for
more homes, we will see widening wealth inequality, frustrated aspirations and damage to
our economy. And unless we do more to improve housing for growing children, we will
be denying too many of them a good start in life.
We need a new national drive to support more affordable housing and we need to act
now. That’s why the Prime Minister recently announced plans for three million new homes
by 2020. Homes that reflect the diverse needs of all our communities.
This Housing Green Paper outlines our plans for delivering these homes. More homes
– backed by more ambitious building targets, increased investment, and new ways of
identifying and using land for development. More social housing – ensuring that a decent
home at an affordable price is for the many, not the few. Building homes more quickly
– by unblocking the planning system and releasing land for development. More affordable
homes - by increasing the options for low cost home ownership and more long term and
affordable mortgage products. And greener homes – with high environmental standards
and flagship developments leading the way.
But we cannot do it alone. It is only by working in partnership and harnessing the energy
of local government, developers and house-builders, housing associations, as well as
communities and tenant and resident groups – that we will truly make progress – building
affordable, sustainable homes for the future, in communities where people are proud to live.
This is your opportunity to consider our proposals and help us shape the future of housing
in England. I look forward to your contribution.

Yvette Cooper MP
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Executive Summary
Our vision
We want everyone to have access to a decent home at a price they can afford, in a place
where they want to live and work. Good quality, affordable housing enables stable and
secure family lives: we are all healthier, happier and wealthier when we have decent
homes close to schools, healthcare and transport links.
But this is not just an issue for families. Good housing can improve our social,
environmental and economic well-being. It helps create better communities that can
attract investment and skilled workers. And getting the design right can also improve the
environment and reduce our carbon footprint.
Therefore, the strategic housing decisions we take collectively over the next few years are
critical to the life chances of the next generation.

Section I: What’s happened since 1997
Since 1997, housing has improved for many people. Homeowners have seen the value of
their properties increase. Social tenants have seen massive improvements in the quality of
their homes. And concerted action has slashed homelessness and directly helped 77,000
households to buy their first homes.
All of this has been achieved in a climate of economic growth and stability – far removed
from the boom and bust of previous decades. Low inflation and low interest rates have led
to over 1 million more home owners over the last ten years.
We have achieved a great deal through our investment in housing over the past ten years.
That investment means social housing now has over 1 million fewer non-decent homes
and the number of private sector vulnerable households living in non-decent homes has
been reduced by over 300,000. We have also cut the number of rough sleepers by over two
thirds and ended the long-term use of bed and breakfast accommodation for families with
children. Our investment has also helped improve demand for homes in some previously
blighted urban areas.

The challenges we face
But we face new challenges today. Demand for homes to buy or rent is growing faster
than supply. And as house prices have grown faster than wages, it is becoming increasingly
difficult for young people to get a step on the housing ladder. And the challenges of
climate change mean we need to provide greener, better-designed housing for the future.
This Green Paper sets out our proposals to improve the housing fabric of our society. We
will work with our partners to provide:

•
•
•


More homes to meet growing demand;
Well-designed and greener homes, linked to good schools, transport and healthcare;
More affordable homes to buy or rent.
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Section II: More homes to meet growing demand
Our first challenge is to provide more homes. Housing supply has increased substantially
in the last few years and is now at its highest level since the 1980s, but supply is still not
keeping up with rising demand from our ageing, growing population.
Why we need more homes: While the housing stock is growing by 185,000 a year, the
number of households is projected to grow at 223,000 a year, many of them people living
alone.
New targets: That is why the Government is now setting a new housing target for 2016
of 240,000 additional homes a year to meet the growing demand and address affordability
issues. The level of housing supply needs to increase over time towards this target and we
believe that a total of three million new homes are needed by 2020, two million of them
by 2016.
Delivering 2 million homes by 2016 and 3 million homes by 2020: Our proposals
assume that housing supply will rise over time towards the 240,000 per year target in
2016, delivering approximately two million new homes by 2016 and continuing at around
240,000 homes per annum over the next four years to deliver an extra million new homes
by 2020.
The two million new homes that will be delivered by 2016 will include the following:

•

1.6 million homes are already in existing Regional Spatial Strategies (RSS)
and plans now in place including around 650,000 homes in Growth Areas
with support from the 2003 Sustainable Communities Plan (e.g. Thames Gateway
and Milton Keynes/South Midlands);

•

150,000-200,000 additional homes in the new round of RSS and plans
now under consideration, including many smaller sites and urban area schemes,
together with further, partial RSS reviews where they are needed;

•

100,000 extra homes in 45 towns and cities that make up the 29 New
Growth Points which have already come forward in 2006 proposing high growth
schemes. Those towns will be eligible for additional support and growth funding
– comparable to support which Growth Areas receive, including access to a
£300 million Community Infrastructure Fund for Growth Areas, New Growth Points
and eco-towns;

•

An additional round of New Growth Points including for the first time the
North. Our ambition would be to deliver around 50,000 new homes. The final
number will depend on the strength, costs and sustainability of bids coming
forward;

•

We are launching today an invitation for local authorities and developers to
propose 5 new eco-town schemes, with the entire community designed to be
able to reach zero carbon standards. Each scheme could provide between 5,000
and 20,000 new homes giving a total of some 25-100,000 homes. Final decisions
will depend on the strength, costs and sustainability of the bids received.
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Delivering homes where they are needed: Young families face problems finding
affordable homes in every region, in urban and in rural areas. New housing is therefore
needed throughout the country delivered in a way that is sensitive to local needs. We are
extending the New Growth Points programmes to northern cities and towns.
Rural homes: We recognise that rural communities face particular pressures. We will
set out measures to ensure more social and shared ownership homes are delivered in
villages, as the Affordable Rual Housing Commission proposed. The Housing Corporation
is investing £230 million to deliver around 6,300 homes in small towns and villages through
its 2006–08 affordable housing programme. We will set a target for delivery of affordable
housing in rural areas over the period 2008-11. We are also supporting seven new potential
pilot Community Land Trusts in rural areas, giving local communities access to land for
affordable house building.
Planning reviews: We will set up partial reviews of regional plans to increase regional
and local targets and ensure the new eco-towns and additional Growth Points are properly
handled in the planning system. Reviews of Regional Spatial Strategies will be carried out
by 2011 to reflect plans for 240,000 homes a year by 2016.
Local planning incentives and enforcement: A new Housing and Planning Delivery
Grant will direct extra resources to those councils who are delivering high levels of
housing and to those councils who have identified at least 5 years worth of sites ready
for development. Local councils will have to identify enough land to deliver the homes
needed in their area over the next 15 years by rapidly implementing new planning policy
for housing (PPS3). We are publishing new guidance showing how councils can find the
land they need. Where councils have not identified enough land and do not grant sufficient
planning permissions, planning inspectors will be more likely to overturn their decisions
and give housing applications the go ahead at the appeal stage. We will also consult on
ways to strengthen the requirement on developers to commence development or lose
planning permission, and what more can be done to develop a consistent approach to the
disclosure of land holdings.
Public sector land: We have raised our target to 200,000 new homes to be delivered
on surplus public sector land by 2016, a significant increase from the previous target
of 130,000 announced in the Pre-Budget Report. English Partnerships will set out new
standards for housing on surplus Government land, which will increase the number of
affordable homes developed, bring forward sites more quickly and ensure that design and
environmental performance standards are raised to meet housing policy objectives.
Recycling homes and land: We also need to make the most of existing homes and
buildings and disused land. We believe brownfield land should be the priority for
development. The Government will continue with the national target that over 60% of
homes should be built on brownfield land and every region and local authority will be
expected to set their own target for brownfield land use. The new homes agency will
work with local authorities to support them in their place-shaping role, including on how
local authority and other disused land can be used to lever in private investment and
transform communities. Councils, as part of their strategic housing role, need to reduce the
number of homes that are left empty for long periods of time. We will explore a range of
measures including the new Housing and Planning Delivery Grant.
 This

refers to the government’s new delivery body for housing and regeneration, currently being consulted on as
Communities England, in ‘Delivering housing and regeneration: Communities England and the future of social housing
regulation’. More information on the role of the new homes agency is given in Chapter 12: Implementation: A shared
endeavour.
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Section III: Better homes: How we create places and homes that
people want to live in
We don’t just want to build more homes. We want them to be better homes, built to high
standards, both in terms of design and environmental impact and homes that are part
of mixed communities with good local facilities. Our new homes need to be part of the
solution to climate change; not part of the problem. We will work with other government
departments to make this a reality. We also want to improve the quality of existing social
homes, so that everybody has decent housing.
Infrastructure funding: We have already delivered significant investment in infrastructure
through mainstream government funding. £14 billion was spent on infrastructure in the
three main regions of growth (London, the South East and East) during 2006-07. We are
setting out new procedures to ensure mainstream programmes provide proper support for
high growth areas.
New settlements should be attractive places with good quality neighbourhoods and
green public space that help create healthy communities. They must provide good local
infrastructure – transport, schools and healthcare. Such provision will be central to our
plans and we are proposing new procedures for councils and Government departments
to plan for new schools, new health facilities and improved transport facilities. We are
funding CABE Space to assist local authorities with their green space strategies, in order to
provide more and better open spaces for people to use, including play areas for children.
Green spaces are an essential part of our Growth Areas, New Growth Points and eco-towns
programmes, where a tenth of Growth Area funding has been dedicated to improve parks,
forests and green spaces since 2003.
We will also continue with targeted funding for Growth Areas, New Growth Points and
eco-towns including the new £300m Community Infrastructure Fund over the next three
years. Announcements on levels of funding will be made in the Autumn.
Planning Gain: We also believe that more infrastructure funding could be drawn from the
value uplift that the planning system generates. We propose a Planning-gain Supplement
Bill – to ensure that local communities benefit from new developments. But if a better way
is identified before this year’s Pre-Budget Report of ensuring local communites receive
significantly more of the benefit from planning gain, including to invest in necessary
infrastructure and transport, and it is demonstrated that it is a better alternative, the
Government will be prepared to defer next session’s legislation. This Green Paper sets out
possible alternative approaches to facilitate discussion with key stakeholders.
Greener homes: New housing needs to be much more sustainable for the future. We
need a revolution in the way we build, design and power our homes. A quarter of the
UK’s current carbon emissions (around 150 million tonnes of carbon dioxide each year)
arise from how we heat, light and run our homes. We want to increase protection of
the environment by cutting carbon emissions and we want all new homes to be zero
carbon from 2016. We will strengthen building regulations by 25% in 2010 and by 44%
in 2013 to set the standards we need to help achieve this. We will also set new minimum
standards for water use in new homes cutting average water use by almost 20%. And we
are consulting on how best to rate new homes against our Code for Sustainable Homes
to inform consumers and help drive up standards. We have set up a task group to look at
research and work across the supply chain to deliver the improvements we need.
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We will monitor closely the effectiveness of our new planning policy protecting new
homes from flooding.
We are committed to the principles of the Green Belt. We will make no fundamental
changes to Green Belt planning policy, as set out in Planning Policy Guidance note 2.
Well-designed and good quality homes: Our aim is to eliminate poorly-designed new
housing, and make good and very good new development the norm. And we recognise
that getting the design right can improve the quality of life for all members of the
community, as well as improving the environment, creating safer and stronger communities
and reducing our carbon footprint. We recognise the inspirational power of the very best
and are encouraging innovative new designs of the highest standards, for example through
competitions in eco-towns. These competitions will stimulate new architectural thinking on
how to achieve a strong vision and identity in a range of new settlements and at individual
building level, whilst reflecting local character and context.
We will work closely with the Commission for Architecture and the Built Environment
(CABE) on its work with the public and private sectors to raise design standards. A lighttouch review of CABE in the autumn will ensure we maximise its contribution to good
design as we expand housing growth. We will also pilot a quality assurance programme
with local authorities and developers, to explore ways to provide a meaningful concession
to developers who meet quality benchmarks, with a view to speeding up the development
process whilst safeguarding design outcomes.
Our new planning policy for housing (PPS3) ensures that housing developments reflect the
varied needs of local communities, providing more affordable homes, proper infrastructure
and high standards of design. And our National Strategy for Housing in an Ageing Society,
to be published in the autumn, will set out more on ensuring housing growth responds to
the needs of an ageing population.

Section IV: Making housing more affordable
House prices have doubled in real terms in the last decade. The average house now costs
over £210,000, over 8 times the average salary. This has made it more difficult for young
people and families to buy their own home. Although building more homes is essential to
tackle long term affordability pressures, more support is also needed to help young people
and families over the next few years. While we have focused on improving the quality of
social housing since 1997, we now need to develop more affordable homes both to rent
and to buy, including increasing provision of family housing. Local authorities will have
new opportunities to build and manage new houses as well as Housing Associations and
the private sector.
We plan a £8 billion programme for affordable housing in 2008-11, a £3 billion
increase compared to the previous three years.
At least 70,000 more affordable homes a year by 2010–11: We want to ensure there
are more affordable homes and more opportunities for people to get on the housing
ladder. Government will help deliver at least 180,000 new affordable homes over the next
three years, and more than 70,000 affordable homes a year by 2010-11 – with an ambition
to increase further in the next spending review.

10
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At least 45,000 new social homes a year by 2010-11 – a 50% increase in social
housing in 3 years, more than doubling new provision since 2004-05, and a goal of
50,000 new social rented homes a year, in the next spending review period.
We will significantly expand the programme of converting temporary accommodation into
settled homes, adding to the number of homes which will become intermediate or social
housing.
Over 25,000 shared ownership and shared equity homes a year funded mainly by
the Housing Corporation (or its successor the new homes agency) to particularly help key
workers and others who cannot afford to buy near where they work.
Thousands more shared ownership homes through local housing companies and
public sector land. We will use public sector land to deliver additional shared ownership
homes without grant. We will set out more details on the scale of this programme as the
work with local housing companies progresses.
Rural Affordable Housing: The new homes agency will work with rural councils so that
they can meet the particular pressures faced by rural communities by supporting social
housing and shared ownership homes in villages and rural areas as well as in larger towns.
Later in the year, building on advice from the regional assemblies we will set a target for
rural affordable housing for 2008-11.
Local Housing Companies: We are setting out proposals for new local housing
companies that local councils can establish (in partnership with the new homes agency) in
particular to deliver shared ownership homes and homes for first time buyers built on local
council land. We believe these have the potential to deliver tens of thousands of shared
ownership homes over the next five years.
Private Sector Shared Equity: We believe the private sector can play a greater role in
offering shared equity mortgages or shared ownership homes, and we want to see far
more competitive products on offer. Communities and Local Government are appointing
Brian Pomeroy, to help us follow up on the Shared Equity Task Force report and advise
us on ways to develop the private sector shared equity market. We have already launched
a shared equity competition for lenders to develop more shared equity and we are
now announcing a new 17.5% government equity loan product. Through this, we aim
to increase both the range of private sector organisations involved in this area and the
competitiveness of products available.
Improving the way the mortgage market works: We want to look at ways to help
mortgage lenders finance mortgages, including more affordable longer-term fixed rate
mortgages.
Wider delivery of affordable housing in mixed communities: We want to see a wider
range of organisations bringing in more resources to build affordable housing. The first ten
Arms Length Management Organisations and other local authority companies have prequalified to bid for social housing grant, and more will have an opportunity to pre-qualify
next year. We are setting out new ways for councils to use their land and resources to build
homes, and are seeking views on changes to the treatment of rents and capital receipts
from additional homes which would incentivise this. We also want to promote greater
private sector involvement in increasing social housing.
11
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Section V: Delivery: how we make it happen
More skilled workers: We need enough appropriately skilled workers to deliver our
housing ambitions. This means improved training and tackling recruitment and retention
difficulties in key areas and a focus on ensuring we have enough skilled professionals,
construction workers and planning officers to meet our ambitions.
Implementation: a shared endeavour: This Green Paper sets out a scale of ambition to
provide more housing than seen in this country for a generation. If we are to build these
much needed homes we must join in a shared endeavour – with political leadership and
delivery support shared between national, regional and local levels; with private, public
and third sector providers all playing full roles; and involving local communities.
Everyone needs to take responsibility and account for the part they play in delivery.
Communities and Local Government and English Partnerships are working with the Prime
Minister’s Delivery Unit to design a delivery mechanism to ensure this ambitious, cross
government programme is realised. We want to see local people effectively involved in the
debate about housing growth and infrastructure provision in their communities.
Local authorities have a critical role to play in achieving a major increase in new homes
and their strategic housing role is at the heart of achieving our ambitions for housing
supply. We want to see local authorities step up to play a stronger role in addressing the
housing needs of all their residents, as part of their strategic housing role.
And we want home builders to rise to the challenge faced by the new targets for housing
delivery, working with us to bring forward more land and tackle quickly any operational
barriers to our plans.

Supporting documents
Alongside this Green Paper we are publishing a series of documents providing more detail
on this package of investment and reform:
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•

Eco-towns Prospectus – setting out a vision and specification for local authorities
and developers, including an invitation to propose at least five new eco-towns;

•

Building a Greener Future – our strategy and timetable for achieving zero-carbon
homes by 2016;

•

Building Regulations, Energy Efficiency Requirements for New Dwellings, a forward
look at what the standards may be in 2010 and 2013;

•
•

Water Efficiency in New Buildings – our joint policy statement with Defra;

•

Strategic Land Availability Assessment: Practice Guidance – to provide local
planning authorities with advice on identifying land for housing and assessing
deliverability;

•

Impact Assessment for the Homes for the future: more affordable, more sustainable;

Improving the Sustainability of New Homes – making a rating against the Code for
Sustainable Homes mandatory;

Executive Summary

•

Regulatory Impact Assessment for Energy Efficiency Requirements for New
Dwellings;

•
•
•

Regulatory Impact Assessment for Building a Greener Future.
Draft Guidance on Planning Performance Agreements; and
Provisional Allocations to Local Authorities of the Second Tranche of Planning
Delivery Grant for 2007-08.

13
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Section I: Progress and challenges
1. We have made considerable progress since 1997, with a million more home owners,
real improvements in the quality of social housing and a substantial reduction in
homelessness.
2. But with significant demographic change, fast-rising house prices and environmental
challenges, it is vital that we develop a new strategy towards housing over the years
ahead to ensure that we have more homes and that they are greener and more
affordable.

What’s happened since 1997
3. Since 1997, housing has improved for many people. Homeowners have seen the value
of their properties increase; social tenants have seen massive improvements in the
quality of their homes; and concerted action has slashed homelessness and directly
helped 77,000 households to buy their first homes.
4. All of this has been achieved in a climate of economic growth and stability – far
removed from the boom and bust of previous decades. Low inflation and low interest
rates have led to over 1 million more home owners over the last ten years.
Figure 1: Number of home owners in England
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Section I: Progress and challenges

5. We have achieved a great deal through our investment in housing over the past ten
years. That investment has improved the quality of over 1.3 million homes, cut the
number of rough sleepers by over two thirds and ended the long-term use of bed and
breakfast accommodation for families with children. It has also helped improve demand
for homes in some previously blighted urban areas.

Decent homes
6. This Government has always been committed to the quality of social housing. Since
1997, £20 billion has been invested in making social homes decent for tenants. Since
then the number of households living in non-decent social homes has fallen by more
than a million; and over a million children have been lifted out of cold, damp and
poor housing as a result.
Figure 2: Fall in non-decent social sector homes 1997-2005
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Homelessness and rough sleeping
7. The Government has tackled the causes of rough sleeping. The number of rough
sleepers has fallen by over two thirds since 1998, reducing the total from 1850 to 500.
8. We have worked with local authorities and other agencies to tackle the causes of
homelessness, which is now at its lowest level since the early 1980s.







English House Condition Survey.
CLG rough sleeping estimates.
English House Condition Survey.
CLG rough sleeping estimates.
CLG homelessness statistics live table 621.
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Figure 3: Statutory homeless acceptances in England
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9. We have also ended the long-term use of Bed and Breakfast accommodation for
homeless households with children.

Tackling low demand
10. The investment made in our Housing Market Renewal Pathfinder Areas has led to
increased confidence in areas where neglect had set in. Average house prices in these
areas have risen from £46,000 to over £85,000 during the last three years.
11. Pathfinders have also been successful in ensuring communities are not left behind as
the regional economy develops. A key success of the programme has been to help
local authorities better understand the economic drivers of local housing markets and
to invest in long-lasting change.

Better use of land
12. We have achieved all this whilst protecting the green open spaces around our towns.
Clear and consistent planning policies have enabled the proportion of homes built on
brownfield land to rise from 56% in 1997 to nearly 75% today. And by using land more
efficiently, the density of new housing has been increased from 25 to 40 dwellings per
hectare.




CLG planning statistics live table P201
CLG planning statistics live table P203
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Figure 4: New dwellings: greenfield vs brownfield in England
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The challenges
13. We need to build on these achievements to meet the challenges and urgent priorities
we face. We face new and substantial issues, including affordability of housing,
shortages of social housing and climate change.
14. The population is expected to continue to rise and the average household size is
falling. In 1971, 19% of households were one-person households. Now 32% are10.
15. The latest (2004-based) household projections show that the number of households
is projected to grow by 223,000 a year until 2026. This underlines the urgent need to
build more homes for this, and future, generations.

10

CLG Household Estimates and Projection Model
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Figure 5 : Estimates and projections of the number of households in England
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16. Progress is being made. The level of completions of new homes has increased by 30%
since 2002 and is now at its highest level for 17 years.11 However, it is not yet high
enough. More needs to be done to increase the long-term trend rate of growth as well
as to respond to the short-term market pressures which affect levels of house building.
Figure 6: New dwelling completions in England
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Section I: Progress and challenges

17. House building needs to increase further. As demand has grown faster than supply,
house prices have risen. They have doubled in real terms over the last 10 years and
nearly trebled in the last twenty years12.
18. House prices have risen more quickly than earnings in all regions. On average, lower
quartile house prices are now more than seven times lower quartile earnings. This
is not just a problem in the south. Affordability problems in the northern regions
(measured as the ratio of lower quartile house prices to earnings) have risen sharply
since 1997. In some areas the ratio has more than doubled. For example in Warrington,
affordability has worsened by 140% with the ratio reaching nearly eight times income
in 200613. Rural communities also face particular challenges.
Figure 7: Ratio of house prices to earnings (lower quartile): 1999 and 2006

Source: CLG Analytical Services Directorate

19. Rising house prices create pressure for first-time buyers. Nearly 40% of first-time buyers
aged under 30 now depend on help from family or friends to get them started on the
housing ladder. In London an assisted young first-time buyer had an average deposit of
£57,000 compared to £12,500 for unassisted young first-time buyers14.
20. For poorer and vulnerable households there are particularly acute pressures. Despite
our achievements, there are 87,000 households living in temporary accommodation,
including around 4,000 in bed and breakfast.

12
13
14

CLG ASD analysis of CLG housing statistics live table 503.
CLG housing statistics live table 576.
Council of Mortgage Lenders (CML), Housing Finance, May 2007.
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Figure 8: Households in temporary accommodation and bed and breakfast in England
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21. And the number of households waiting for social housing has risen from 1 million to
1.6 million over the last ten years, both as the number of households has grown and
as more families have found they cannot afford a home (although not all these are in
urgent housing need)15.
22. Provision of new social housing has increased by 50% in 2007-08 since 2004-05.
However, it remains significantly lower than the 40,000 households which make up
newly arising need each year.
23. We want everyone to have access to a decent home at a price they can afford, in a
place where they want to live and work. Good quality, affordable housing enables
stable and secure family lives: we are all healthier, happier and wealthier when we
have decent homes close to schools, healthcare and transport links.
24. But this is not just an issue for families. Good housing can improve our social,
environmental and economic well-being. It helps create better, more cohesive,
communities that can attract investment and skilled workers. By getting their design
right, we can also improve the environment and reduce our carbon footprint.
25. Therefore, the strategic housing decisions we and our partners take collectively over
the next few years are critical to the life chances of the next generation.
26. This Green Paper sets out our plans to improve the housing fabric of our society.
We will work with our partners to provide:

•
15 The

20

More homes to meet growing demand;

Homelessness Act 2002 removed the statutory duty to maintain a housing register as of 31 January 2003 and
opened up the right to apply for social housing to everyone (with limited exceptions). The accuracy of the list depends on
the extent to which housing authorities keep the register up-to-date.

Section I: Progress and challenges

•
•

Well-designed greener homes, linked to good schools, transport and healthcare; and
More affordable homes to buy or rent.

27. These plans envisage levels of additional housing not seen for 40 years. Government
action alone will not be enough. This Green Paper sets out how the various
stakeholders in the delivery of housing will need to work together to meet this
challenge: local communities, local authorities and their delivery partners; the home
building industry, regional bodies, and Government and its agencies. Everyone needs to
take responsibility and account for the part they play in delivery.
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Section II: More homes to meet growing demand
The chapters in this section explain how the Government will meet its commitment of
building 240,000 new homes a year by 2016. This will help ensure we have enough homes
for our growing population and work towards the Prime Minister’s goal of 3 million more
homes by 2020.
Delivering 2 million homes by 2016 and 3 million homes by 2020: Our proposals assume
that housing supply will rise over time towards the 240,000 per year target in 2016, delivering
approximately two million new homes by 2016 and continuing at around 240,000 homes per
annum over the next four years to deliver an extra million new homes by 2020.
The two million new homes that will be delivered by 2016 will include the following:
• 1.6 million homes are already in Regional Spatial Strategies (RSS) and plans now in
place including around 650,000 homes in Growth Areas with support from the 2003
Sustainable Communities Plan (e.g. Thames Gateway and Milton Keynes/South Midlands);
• 150,000-200,000 additional homes in RSS and plans now under consideration,
including many smaller sites and urban area schemes, together with further, partial RSS
reviews where they are needed;
• 100,000 extra homes in 45 towns and cities that make up the 29 New Growth Points
which have already come forward in 2006 proposing high growth schemes. Those towns will
be eligible for additional support and growth funding – comparable to support which growth
areas receive, including access to a £300 million Community Infrastructure Fund for Growth
Areas, New Growth Points and eco-towns;
• An additional round of New Growth Points including for the first time the North. Our
ambition would be to deliver around 50,000 new homes depending on bids;
• We are launching today an invitation for local authorities and developers to propose 5 new
eco-town schemes, with the entire community designed to be able to reach zero carbon
standards. Each scheme could provide between 5,000 and 20,000 new homes. Depending on
bids with a potential of some 25-100,000 homes.

We will support this growth with:
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•

Increased infrastructure support – in addition to support from the Community
Infrastructure Fund, funding for Growth Areas, New Growth Points and eco-towns
will double by 2010-11.

•

Reviews of regional plans – including sub regional reviews, where necessary, to
support eco-towns and New Growth Points by 2011 so that plans reflect the need
for 240,000 homes a year by 2016.

•

A new Housing and Planning Delivery Grant which will act as an incentive
to reward those councils who are delivering high levels of housing and who have
identified at least 5 years worth of available land for homes and the further 10 years
worth in plans as required by planning policy.

•

New guidance to help local councils identify enough land to deliver the homes
needed in their area for the next 15 years, as required by planning policy for
housing (PPS3).

Section II: More homes to meet growing demand

•

Action to permit applications for housing where councils have not identified
enough land.

•

Action to encourage private developers to bring forward housing more quickly,
and reduce any incentive to hold land back;

•

More use of public sector land; with a new target of 200,000 new homes to be
delivered by 2016, a significant increase from the previous target of 130,000;

•

Better use of disused land as our new homes agency supports councils in
drawing up local strategies to maximise development on brownfield sites;

•

Better use of existing buildings: bringing long term empty homes back into use,
and we will consult on ways to incentivise action on empty homes as part of the
Housing and Planning Delivery grant; and

•

Creation of the new homes agency which builds on current successful
delivery of programmes by the Housing Corporation, English Partnerships and the
Department in response to rising demands.
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Chapter 1: Delivering homes where they are needed
Government will provide new homes in urban and rural areas, in the North as well as
the South. We will support:
200,000 extra homes in the Growth Areas in addition to existing plans (650,000 new
homes in total): The Sustainable Communities Plan 2003 set out this ambition. We will continue
to support and invest in delivery in the Growth Areas over the Comprehensive Spending Review
period (2008/09 – 2010/11).
100,000 extra homes in 45 towns and cities that make up the 29 New Growth Points which
have already come forward. Those towns will be eligible for additional support and infrastructure
funding – comparable to support which Growth Areas receive including access to a new £300m
Communities Infrastructure Fund for Growth Areas, New Growth Points and eco-towns.
Potential for 50,000 extra homes in additional New Growth Points including for the first
time areas in the North. We are launching today a new bidding round for local councils able to
support significant increases in homes and jobs in their area.
Five eco-towns of between 5,000 and 20,000 homes. We are launching today an invitation
to local authorities and developers to propose new eco-towns which are additional to current
plans and where the whole development could achieve zero carbon.
More rural new homes: The Housing Corporation is investing £230 million to deliver around
6,300 homes in small towns and villages through its 2006–08 affordable housing programme.
The Housing Corporation are providing support for seven new potential Community Land Trust
pilots, enabling trusts to own land for local communities to provide affordable homes.

1. As we have seen, the biggest challenge we face is providing enough homes to meet
growing demand. And because we are committed to reducing our carbon footprint, we
want to have a variety of different schemes to deliver sustainable housing growth to
meet the needs of different areas.
2. We need to deliver new homes in all parts of the country. Existing programmes that are
supporting growth in the South will be extended to cover northern cities and towns.
People living in rural towns and villages will have more access to affordable homes
through innovative arrangements involving local authorities and their communities.

Growth Areas and Growth Points
3. The existing four Growth Areas16 and twenty nine New Growth Points17 are making a
vital contribution to our ambition to increase housing supply. Combined with London,
the four Growth Areas and New Growth Points have the potential to deliver 1.1 million
homes by 2016 of which 300,000 homes will be additional to previously planned levels.
Both programmes are already working to provide greener homes.
16 Growth

Areas, based on proposals in regional planning guidance for London and the rest of the South East in
2001, have been established in the Thames Gateway; Milton Keynes/South Midlands; London-Stansted-CambridgePeterborough and Ashford. Combined with London, their current aim is to sustainably provide 200,000 additional homes
above previously planned levels by 2016.
17 The Government invited local authorities to submit strategic growth proposals which were sustainable, acceptable
environmentally and realistic in terms of infrastructure to be assessed by Government and its agencies. 29 areas were
named as New Growth Points across the East, South East, South West, East Midlands and West Midlands. If all of the
proposed growth were realised existing New Growth Points are expected to contribute around 100,000 additional
dwellings by 2016, an increase of around 32 per cent on previous plans for housing supply in these areas.   
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4. Building on the success of the Growth Areas and New Growth Points, later this year, we
will expand the New Growth Points programme by inviting additional local authorities to
bid to become part of the programme during 2008-09.
5. As the evidence shows, housing growth is now a national issue not just limited to the
South East. This is why we will be expanding the New Growth Points programme to
cover the whole of England for the first time. We will ensure areas in northern regions
are eligible to submit proposals for New Growth Points. As we extend the programme
into the North, we will need to ensure that we continue to revitalise previously blighted
urban housing, through the renewal and regeneration objectives of the ongoing
Housing Market Renewal Programme.

The current programme
6. The four existing major Growth Areas are the Thames Gateway, Milton Keynes/South
Midlands, London-Stansted-Cambridge-Peterborough and Ashford. Over £1 billion
Growth Area funding is being invested in these areas between 2003 and 2008. This
is for capacity building, site infrastructure projects, town centre facilities, green
infrastructure and wider community facilities. Combined with London, a total of 200,000
additional homes will be delivered through the Growth Areas by 2016, compared to
previously planned levels. We will continue to invest in supporting delivery in the
Growth Areas.
7. By the end of the Comprehensive Spending Review period, Communities and Local
Government funding for Growth Areas, New Growth Points and eco-towns will at least
double. Final figures will be announced by the end of the year.
8. In October 2006, 29 local authorities and partnerships covering 45 towns and cities
were named as New Growth Points. They have a wide regional spread and include
major cities such as Nottingham and Bristol, as well as large and small towns such
as Swindon and Thetford. The level of new housing being provided ranges in each
area but it is proposed, for example, that Birmingham and Solihull will provide at
least 40,000 homes by 2016, Swindon 17,700 and Norwich 15,950. A total of 100,000
additional homes will be delivered through these growth points by 2016, compared to
previously planned levels.
9. New Growth Points, Growth Areas and eco-towns will also share in the £300 million
Community Infrastructure Fund. Each of the New Growth Points was subject to a cross
government assessment to consider sustainability affordability and realism, including
environmental assessment and appropriate conditions. This process will be repeated for
future New Growth Point and eco-town proposals.
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Map of Growth Areas and New Growth Points

Expanding the New Growth Points programme
9. As with the earlier round of New Growth Points, we will provide funding to authorities
who are ready to take forward rates of growth substantially above previously planned
levels for delivery by 2016. These proposals must be sustainable, affordable and
realistic.
10. Numbers of new homes will depend on proposals by authorities but for example 10 to
15 New Growth Points might be expected to supply an additional 50,000 new homes.
The final number will depend on the strength, costs and sustainability of bids coming
forward.
11. Many of the New Growth Points will be in areas of the North where the challenge is to
balance growth alongside regeneration. We will continue to invest in Housing Market
Renewal alongside growth but we will need the programme to provide greater focus
on areas where there are deep seated structural problems whereas the larger cities are
now experiencing significant market uplift.

Eco-towns
12. Eco-towns will build on the UK’s rich historic experience of creating planned new
settlements. The garden cities are rightly highly regarded across the world. Ebenezer
Howard’s vision of garden cities was of places to combine ‘the health of the country
with the comforts of the town’. Green Belts have kept places separate and distinct and
26
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many of the new towns of the second half of the twentieth century have been highly
successful. Modern schemes need to be more flexible in design and make more use of
different models of financing but many of the lessons of the new towns still apply.
13. Eco-towns will be entirely new towns which are exemplar “green developments” of
between 5,000 to 20,000 homes. They will be designed to meet the highest standards of
sustainability, including low and zero carbon technologies and good public transport.
They should incorporate renewable energy systems such that, overall, the whole
development in eco-towns is capable of achieving zero-carbon. The entire community
will be designed to have zero or low carbon use, including new schools, community
and health facilities. Environmental infrastructure will be a key component of ecotowns including effective flood management, sustainable urban drainage systems, waste
water management together with greenspace and enhanced biodiversity.
14. Eco-towns will complement town and city centre renewal, urban extensions and
the redevelopment of major sites in existing urban areas. Two prototype schemes,
Northstowe in Cambridgeshire and Cranbrook outside Exeter in Devon, are already
at an advanced stage of planning and will provide a test bed for informing plans for
eco-towns. Construction will start next year.
15. We are looking for at least five new schemes to start within two years, each with 5,000–
20,000 homes. As new developments, they provide an excellent opportunity to show
how homes can be built to higher environmental standards with potential for lower cost.
This will include zero-carbon development and integrated services and transport. Final
decisions will depend on the strength, costs and sustainability of the bids received.
16. In line with support provided to Growth Areas and New Growth Points, Government
will invest in eco-towns to provide support for delivery capacity, early site infrastructure
projects, essential studies and master-planning. Eco-towns will be eligible for support
from the Community Infrastructure Fund. £2m has already been made available for
preparatory work. A large proportion of future investment in eco-towns will be made
by the private sector.

Selecting eco-town developments
17. Alongside this Green Paper we are publishing a prospectus setting out the vision and
outline criteria for eco-towns. We are inviting proposals from local authorities and other
interested groups as to how eco-towns could contribute to additional growth. Ecotowns will be judged against the following criteria:

•
•
•
•
•

zero carbon and environmental standards;
sustainable travel;
design quality, including through design competitions;
community involvement; and
use of land.

18. We are committed to preserving green spaces. So, where possible we will use
brownfield and public sector land to deliver these new developments.
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19. On identifying promising eco-town proposals, we will:

•
•

review them with other Departments and Agencies;

•

provide guidance for developers, prepared by David Lock and the Town and
Country Planning Association (TCPA);

•

establish a wider reference group to provide input and expert advice into their
development; and

•

sponsor an architectural competition to stimulate new thinking on design for new
settlements.

commit resources where appropriate to enable eco-towns proposals to be dealt
with quickly through the planning system using mini RSS reviews and use of the
new town powers where necessary to secure implementation;

Meeting the rural challenge
20. First-time buyers can find it just as hard to get on the housing ladder in rural areas as
they do in our towns and cities. Indeed the problem is often exacerbated by a more
limited supply of suitable land.
21. Almost a fifth of England’s population lives in rural settlements. Many rural areas face
a significant shortage of affordable housing. While there are regional differences, in
Great Britain more than 50% of local authorities with the highest house price to income
ratio are in rural areas. Moreover, only 12% of homes in rural areas are social housing
for rent, compared to 21% in urban areas. Despite higher average incomes than urban
households18, almost 32% of rural households have incomes of less than 60% of the
English median19. Rural district authorities receive a proportionate share of affordable
housing investment. However, most of the investment goes into the towns in the area
rather than villages. It is important that local and regional delivery bodies engage with
rural people and communities to better identify rural affordable housing needs and
work in partnership to deliver homes where they are needed most.
22. Housing growth will therefore be critical for the survival and prosperity of rural areas.
And a significant proportion of rural households are likely to need help to enable them
to meet their reasonable housing aspirations. But the delivery of housing in rural areas
should respect the key principles that now underpin planning policy – to provide for
high quality housing that contributes to the creation and maintenance of sustainable
rural communities in market towns and villages.
23. In 2005, we set up the Affordable Rural Housing Commission specifically to inquire
into the scale, nature and implications of the shortage of affordable housing for rural
communities in England and to make recommendations to help address unmet need.
The Commission’s work was invaluable in helping our objective to improve access
to decent accommodation at an affordable price for those living and working in rural
areas.
24. Our recent planning policy for housing (PPS3) gave rural planning authorities powers
to deliver and was strongly informed by the Commission’s work. PPS3 helps local
authorities to positively address the need and demand for housing in rural areas.
18
19
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They can require affordable housing in the sort of smaller developments likely to be
built in smaller towns. Sites can also be earmarked solely for affordable housing in
rural areas where there is evidence of need and it is practical and viable to do so. This
is in addition to housing delivered through the rural exceptions site policy.20
25. The Housing Corporation is investing £230 million to deliver around 6,300 homes
in small towns and villages through its 2006–08 affordable housing programme.
Overall, completions of new affordable homes in rural local authority areas in 2005–06
totalled 10,189 new homes – or 23% of all new units of affordable housing supplied
in England, similar to the proportion of people who live in these rural areas. We have
commissioned the Housing Corporation to lead a feasibility study over the summer to
consider the case for a new time limited funding programme to help local organisations
overcome local barriers to the provision of affordable homes in rural areas.
26. In addition, following the Commission’s report, we have also established a Rural
Housing Advisory Group within the Housing Corporation to consider further innovative
and efficient ways of delivering more rural affordable housing.
27. The Group is also looking at how we can better meet the particular challenges faced
by rural communities. The Group is identifying new schemes to increase rural housing
supply and finance affordable housing. As part of this, seven pilot Community Land
Trusts21 are being supported in rural areas. These are: Holsworthy in Devon; St Miniver
in Cornwall; Buckland Newton in Dorset; Worth Matravers in Dorset; Carhampton and
Withycombe in Somerset; Bishops Castle in Shropshire and Chipping in Lancashire.
28. Investment in affordable housing must be based on proper evidence of need and in
the context of a wider strategy for the area, which is why we have invited the Regional
Assemblies to advise on appropriate levels of rural investment across 2008-11. In
the autumn we will be announcing a target over the CSR07 period for the Housing
Corporation to seek bids for developments involving affordable housing in rural areas
informed by that advice.
Next steps
• Continue to support delivery in the Growth Areas and New Growth Points
• Identify at least 5 new eco-town schemes by inviting responses to the eco-towns prospectus
from local authorities and other interested groups
• Commit resources where appropriate to enable eco-towns proposals to be dealt with quickly
through the planning system
• Launch a guide for developers
• Invite bids from individual local authorities and partnerships for New Growth Point status
• Develop a target over the Comprehensive Spending Review (CSR07) period for affordable
housing in rural areas
• Continued investing in Housing Market Renewal over the Comprehensive Spending Review
period with greater targeting of funding to areas facing deep seated structural challenges
20 This

policy allows planning permission to be granted in exceptional circumstances, where the housing is for local and
long-standing residents that could not otherwise be provided.
21 A Community Land Trust is a mechanism for the democratic ownership of land by the local community. Land is taken out
of the market and separated from its productive use so that the impact of land appreciation is removed, enabling longterm affordable and sustainable local development.
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Chapter 2: Delivery without needless delay – continuing
planning reform
We will use regional plans, speedier delivery and improved incentives and penalties to deliver
many of the new homes we need. This includes:
• New regional plans: Current plans being developed by Regional Assemblies and local
councils are already identifying broad locations for 190,000 additional homes a year – 30,000
more a year than in previous plans. We will complete this current round of regional plans as
speedily as possible so those housing provisions can be implemented.
• Reviews: We will set up mini reviews of regional plans to increase regional and local targets
and ensure the new eco towns and additional Growth Points are properly identified and
planned for. Regional Spatial Strategies (RSSs) will be revised, in whole or part, by 2011 at the
latest to reflect plans for 240,000 homes a year by 2016.
• Single Regional Strategy: In the future, housing, economic and environmental issues will be
much better integrated with infrastructure needs as part of a single regional strategy, prepared
by the Regional Development Agency and signed off by local council leaders.
• Better local incentives and enforcement: A new Housing and Planning Delivery Grant
(HPDG) will reward those councils who are delivering high levels of housing and who have
identified at least 5 years worth of sites that are ready for development.
• Local planning authorities will have to identify enough land to deliver the homes
needed in their area for the next 5-15 years, by rapidly implementing new planning policy
for housing. We are publishing new guidance to support this. Where councils have not
identified enough land, planning inspectors will be more likely to overturn their decisions and
give housing applications the go ahead on appeal and the further 10 years worth in plans as
required by planning policy.

Planning and local delivery
1. The Planning White Paper22 made clear that increasing the supply of housing is a key
outcome for planning. The White Paper has a large number of proposals to streamline
the preparation of plans, speed up the handling of planning applications and help
strengthen local authorities’ strategic housing role.
2. We must ensure that the planning system supports the goal of 240,000 new homes
every year. It is at the local level that the planning choices have to be made on where
new housing should be located; the quality and mix of housing is needed, and how
and when it will be delivered.

Regional planning can help deliver our goal.
3. The Regional Spatial Strategy (RSS), introduced in 2004, sets out the broad development
strategy for 15 – 20 years, identifying the need for additional housing and how they
should be distributed. This is the basis for local planning authorities when preparing
the Local Development Frameworks (LDFs) for their areas.
4. The current round of RSSs prepared by Regional Assemblies and local councils identify
broad locations for around 190,000 additional homes a year – 30,000 more a year than
in previous plans. All RSSs (apart from West Midlands Phase 2) have been through the
22
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Examination in Public stage, and should be finally approved by the Secretary of State
by the end of next year.
5. These provide the strategic planning framework for Growth Areas such as the Thames
Gateway and Milton Keynes/South Midlands, which are currently working to provide
around 650,000 new homes in London and the wider South East over the next ten
years.

Improving the regional planning process
6. Regional plans need to be sufficiently flexible to respond to changing demand. The
current round of RSSs are likely to fall short of meeting expectations in household
growth and housing need, as the table below illustrates.
Figure 12: Comparison of housing supply levels in current Regional Planning Guidance to the draft
Regional Spatial Strategies and the 2004-based household projections
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7. We will therefore encourage the early review of housing provision in RSSs, especially
in areas of high demand and locations in sub-regions where appropriate. Such mini
reviews will also enable the proposals for new eco-towns and additional Growth Points
to be properly assessed within the planning system. We expect that all such reviews of
RSSs should be completed by 2011 to reflect plans for 240,000 homes a year by 2016.
8. We propose to strengthen the evidence base for those early reviews by issuing formal
Government guidance at the beginning of RSS preparations (and subsequently where
appropriate) on the ranges of housing provision required over a 15 to 20 year time
period. This guidance will be based on the independent advice of the National Housing
and Planning Advice Unit (NHPAU). We will expect Regional Planning Bodies and
Examination in Public panels to test these options so that the Secretary of State can
be fully informed when taking the final decisions about appropriate levels of housing
provision in approving the RSS.
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9. These changes do not require new legislation but should result in quicker processes for
bringing forward land for housing development. Detailed proposals for full or partial
reviews should be prepared by the Regional Planning Body with the full involvement
of local authorities and other stakeholders in the area.

Moving to a Single Regional Strategy
10. In the longer-term, we will make two changes:
i.

The first, as set out in the Review of Sub National Economic Development and
Regeneration (published July 2007), will require a single strategy for each region,
embracing the current RSS and Regional Economic Strategy, so we can better plan
homes alongside jobs and infrastructure. Executive responsibility for preparing the
single strategy will lie with the Regional Development Agency. Local Authorities will
play a key role in proposing the vision for their area and in drawing up proposals
for the area to feed into the regional strategy. In doing so we would expect them
to draw upon the evidence and objectives of their Sustainable Community Strategy
which will have been drawn up in consultation with their partners. In addition,
local council leaders will need to endorse the final draft strategy before it goes
to independent examination. The spatial elements of the single regional strategy
will continue to form the regional element of the statutory development plan.
Strict timetables will be set by the Secretary of State. We will consult on working
arrangements in due course.

ii. Secondly, we will specify an economic growth objective for each region, and
require the spatial aspects of the regional strategy to set out as one of its central
proposals, the level of housing needed to match the level of projected household
growth in the region. Where the proposals do not match the level of projected
household growth, there will need to be robust justifications.
11. This will place the responsibility on local authorities and regional planners to agree the
level of housing growth and require local authorities to consider the best location for
the needed housing growth in their areas.

New local planning incentives
12. A key requisite for faster delivery of more housing is more land, so that land availability
is not a constraint on the delivery of more high quality homes.
13. Local Councils therefore need to do more to bring forward suitable developable land
for housing. As set out in Planning Policy Statement (PPS3), they need to identify at
least a 15 year supply of land with 5 years worth that is available to deliver the level of
homes that they need.
14. Local planning authorities should plan for the best location of new housing through
their Local Development Frameworks, prioritising the use of brownfield land and
setting their own local targets which take account of suitable and available sites and
support the national target of at least 60% of homes being built on brownfield land.
We strongly encourage Local Planning Authorities to move forward quickly to identify
broad locations for housing in core strategies and, in parallel, site allocations in
development plan documents, to avoid any delay in making sufficient land available in
a flexible and responsive way.
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15. Some Local Planning Authorities will not currently have enough land identified
locally to meet the 5 year requirement, or to respond to higher levels of homes
needed should the relevant Regional Spatial Strategy require it in future. These Local
Planning Authorities should not wait for the full Local Development Framework before
identifying potential additional housing land. We are publishing today guidance to
show how to draw up Strategic Housing Land Availability Assessments in line with
PPS3. Where there is no core strategy or other Development Plan Documents in place
these should be used a material consideration in determining planning applications
and appeals. This will help ensure that the location for new homes is sustainable rather
than being decided on a wholly ad hoc basis.
16. Planning Policy Statement 3 also requires local planning authorities to consider
whether sites that are currently located for industrial or commercial use could be
more appropriately re-allocated for housing or mixed use development. We have
published guidance on how to carry out employment land reviews, and guidance
on Strategic Housing Land Availability Assessments is being published alongside this
Green Paper. Both encourage an integrated approach to carrying out employment and
housing land reviews. Our forthcoming consultation paper on Planning for Economic
Development will further support a more evidence-based approach to identifying sites
for employment and housing.
17. Planning Delivery Grant (PDG) has been a great success in helping local authorities
deliver an effective and efficient planning service. We are today publishing provisional
allocations of £91m to local authorities as the second tranche of the grant for 2007.
18. But because we regard it as so crucial that authorities maximise the supply of building
land in their areas, we intend to replace Planning Delivery Grant with a new grant.
From 2008, a new Housing and Planning Delivery Grant (HPDG) will reward the
delivery of both new housing on the ground, and the identification of at least 5 years
worth of sites ready for development and the further 10 years worth in plans as
required by planning policy.
19. The new grant will be paid to those local authorities that meet their agreed
development timetables for new housing, based upon the requirements set out in PPS3.
To ensure optimum impact, the housing supply element of new grant will be targeted
at the areas where housing growth is a priority.
20. If a local authority cannot demonstrate that it has an up to date five year supply of
deliverable sites, planning applications for development on other sites should be
considered favourably. If applications relate to sites that are allocated in the overall land
supply, but which are not yet in the up to date five year supply, local authorities should
still consider whether granting planning permission would undermine achievements
of their policy objectives. Where councils have not identified enough land, planning
inspectors will be more likely to overturn their decisions and give housing applications
the go ahead on appeal.
21. Particularly at this time when Local Development Frameworks (LDFs) are still being
prepared, the Secretary of State will not hesitate to use her powers to recover planning
appeals and take decisions herself, in order to reinforce PPS3 land supply policies.
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22. We are also continuing with the reforms to streamline the planning process as set
out in the Planning White Paper. Planning Performance Agreements (PPA) between
a developer and a local planning authority have been shown to be very effective in
providing greater certainty to developers and through the Advisory Team on Large
Applications (ATLAS) we are today publishing draft guidance on PPAs which can
be used by both developers and LPAs to ensure an efficient and timely and more
predictable planning process for large developments.
Next steps
• Publication of Practice Guidance for carrying out housing land availability
• Publication of draft guidance on Planning Performance Agreements
• Consultation on the allocation of the Housing and Planning Delivery Grant
• Consultation on revised guidance and regulations on Local Development Frameworks
• Consultation document on the new single regional strategy
• Government guidance for RSS revisions
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Chapter 3: Public sector land use
This chapter announces:
• Central Government holds surplus land with the potential for up to 100,000 new homes.
Local Authorities hold surplus land with potential for a further 60,000 new homes. The review
of surplus sites across Central Government and its agencies will continue to identify and bring
forward more land to deliver the Government’s new target for housing on surplus land.
• Government has therefore raised the target to 200,000 new homes to be delivered on
surplus public sector land by 2016, a significant increase from the previous target of 130,000
announced in the Pre-Budget Report.
• The Ministry of Defence will release seven major sites immediately to English Partnerships with
potential for 7,000 new and affordable homes, including sites at Aldershot and Chichester.
A review is being undertaken to identify further sites.
• A portfolio of Highways Agency and the British Rail Residuary Body surplus sites is to be
identified and transferred to English Partnerships and brought forward for new and affordable
housing.
• The Department of Health will transfer thirteen new sites into the programme for new and
affordable homes. In addition, NHS Trusts are identifying the surplus land they hold with
potential for further new housing.
• Government will seek to fund additional shared equity homes by taking a deferred receipt on
part or all of the land value. This will be repaid as homeowners purchase additional equity.
• English Partnerships is to take a central role as agent or advisor on all major disposals
of Central Government surplus sites for housing, and will review Departments’ asset
management strategies.
• English Partnerships will set out new standards for housing on surplus Government land,
which will increase the number of affordable homes developed, bring forward sites more
quickly and ensure that design and environmental performance standards are raised to meet
housing policy objectives.
• The Register of Surplus Public Sector Land will be extended to cover all sites held for disposal
by Central Government organisations including, for example, NHS Trusts.
• The launch of a new approach to the use of vacant land owned by Local Authorities that will
provide additional housing and the opportunity for a more active role for local government in
the development of these sites. Fourteen new Local Housing Companies will be established by
Local Authorities and partners, with a national programme of support from English Partnerships,
to develop new market and affordable housing on surplus brownfield land.

1. The Government has set as an urgent priority the need to increase housing supply and
affordable housing. It is essential that Government and the public sector unlock surplus
land for additional new and affordable homes.
2. We have raised the target to 200,000 new homes to be delivered on surplus
public sector land by 2016. The new target is an increase above the previous PBR
announcement (130,000 by 2016) and follows the identification of major additional
surplus public sector land holdings which are being brought forward. More surplus
public sector sites will be identified and released to contribute to the Government’s
increased target. This includes the potential for 60,000 new homes on surplus
brownfield land held by Local Authorities.
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3. As the Prime Minister announced last week, the review of surplus land in Central
Government ownership has identified over 550 additional sites This includes major sites
from British Rail Residuary Board (340 sites), Highways Agency (130 sites) and MoD
(50 sites). It is estimated that Central Government holds surplus land with the potential
for up to 100,000 new homes.
4. Communities and Local Government and English Partnerships, our national regeneration
agency, are working with the Departments on a national programme for the early
transfer and release of those sites that are available for housing development – both
now and in the future.

Central Government Surplus Sites
5. Agreement has been reached, in principle, to secure the early disposal and
development of seven major sites from the Ministry of Defence through English
Partnerships with the potential for over 7,000 new homes, providing a minimum of
3,500 new affordable homes, including sites in Aldershot and Chichester. In addition,
terms have been agreed for the acquisition of Connaught Barracks in Dover with
potential for a further 500 (250 affordable) new homes.
6. In addition, Defence Estates and English Partnerships are actively working on a review
of all potential surplus sites owned by the MoD. It is anticipated that this review will
lead to the release and disposal of further sites for housing development with English
Partnerships either acquiring the sites directly or acting as agent for the MoD.
7. English Partnerships will be undertaking an urgent review of surplus sites held by
the Highways Agency and the British Rail Residuary Body to identify those sites that
have potential for housing development. These portfolios will then be transferred
to English Partnerships which will then prepare the sites for subsequent disposal
and development to provide a mix of housing with at least 50% being for affordable
housing. This follows a review undertaken by the Department for Transport.
8. A further thirteen additional surplus sites with housing potential have been identified
by the Department of Health and will be brought forward in addition to the successful
Hospital Sites programme, a partnership between the Department of Health and
English Partnerships . In addition, the Department is working with NHS Trusts in an
urgent review of surplus land assets with housing potential. Alongside this review, the
Department of Health and English Partnerships are developing appropriate mechanisms
for the disposal and development of these sites on a programme which will allow the
early development of these sites with a minimum of 50% affordable provision and the
generation of receipts over a 10 to 15 year period that can be re-invested in health
facilities.
9. In addition, there are also Central Government bodies which are actively managing their
surplus land. For example, British Waterways development programme will release sites
which will deliver a further 15,000 new homes on brownfield land.
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Strategy for Continued Release of Surplus Sites
10. Government will continue to improve its efficiency and planning for the release
of further sites over the next 3-5 years and ensure that land disposals meet the
Government’s housing objectives. To reinforce the drive to release surplus public
sector land efficiently, the Register of Surplus Public Sector Land giving details of
land for disposal will be extended to cover all Central Government Departments and
organisations, such as NHS Trusts. Details of disposals and subsequent development
will be recorded to ensure that effective progress in the release of sites is maintained.
11. English Partnerships will work with Departments on a continuing basis to review
their asset management and disposal strategies and programmes. They will identify a
programme for potential surplus sites, and ensure that these are released efficiently
at the earliest opportunity and maximising the opportunities for new and affordable
homes.

Transfer and Management of Sites through English Partnerships
12. English Partnerships has a major role in supporting Central Government in bringing
forward surplus sites. English Partnerships will either acquire sites directly or take
an agency role, managing or reviewing disposals, to ensure that minimum agreed
standards for development are achieved.
13. English Partnerships’ standards will include:

•

A minimum of 50% affordable homes, including developer contributions through
planning obligations for social rented homes funded in the usual way, consistent
with Government housing policy. The balance will be affordable shared equity
housing for first time buyers, to be funded by the deferred payment of part of the
site value, repaid by staircasing receipts.

•
•

High design and environmental performance standards.

•
•

Defined development start and completion dates to prevent landbanking.

All homes to meet a minimum standard of Level 3 of the Code for Sustainable
Homes.

Limits on the scale of buy to let sales on each site.

14. A standard form of agreement for the transfer of sites to EP will be developed, with
financial, fiscal and Government Accounting provisions to ensure efficient handling.
The budgeting framework for Departments has also been reformed to improve the
incentives on Departments to speed the disposal of land. In addition, the Government
will consider the case for granting EP an exemption from Stamp Duty Land Tax on
intra-Government transfers; an announcement will be made at the Pre-Budget Report
15. Government will reconvene the Surplus Public Sector Land Taskforce to drive forward
and report on the progress of the programme to release additional Central Government
sites. English Partnerships will establish a new Surplus Public Sector Land Unit to work
with Departments to take forward the disposal programme and ensure the efficient
release of sites for new and affordable housing.
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Funding Additional Affordable Housing
16. The Government’s commitment to increasing the supply of affordable homes will
maximise the opportunities for affordable homes on surplus sites. The minimum level
of affordable housing provision sought will be 50% of all homes provided on these
sites. To achieve this Government will seek to fund additional affordable housing by
taking a deferred receipt on the balance of shared equity homes. This will be repaid as
homeowners purchase additional equity.

Local Housing Companies: a new approach
17. The surplus land held by Local Authorities offers a major opportunity for new and
affordable homes. Early indications suggest the potential for a minimum of 60,000
homes. To unlock this potential and aim to achieve at least 50% affordable homes will
require new ways of working to bring forward these sites and ensure the identification
and early release of further additional sites.
18. Local Authorities are keen to play an active role in leading this new approach, to shape
the communities that will be created and promote choice and availability of new
affordable homes.
19. The proposal set out in this part of the Green Paper provides a new opportunity for
Local Authorities to establish joint venture Local Housing Companies with support from
English Partnerships.
20. English Partnerships will launch a new national package of support for Local Authorities
to enable them to unlock land for new housing and affordable homes and establish
the quality and mix of development in their areas. This will offer clear incentives for
Local Authorities to become pro-active partners in the delivery of new and affordable
homes in their local area, creating exemplar developments, attracting new development
partners into the market, and offering more consumer choice and affordable homes.
21. Local Authorities will be invited to set up Local Housing Companies in a joint venture
with English Partnerships and other partners into which authorities will invest public
land. Each LHC will act as the master developer for new communities within a
designated area, working in partnership with other investors and contractors. They
will be able to deliver additional shared ownership without Government grant. These
Local Housing Companies will develop new mixed communities and meet specific
needs such as affordable and family housing, and will be able to include at least 50%
affordable housing.
22. The Local Authority will contribute land and assist with planning consent. English
Partnerships will assemble a package of financial and technical assistance. This initiative
will allow Local Authorities to keep a stake in their land and enjoy the benefit of rising
land values over time. The new companies will be designed to suit local circumstances
around a common framework, enabling them to be set up quickly. The Local Housing
Companies will have responsibility for the design, masterplanning, achieving planning
consent and commissioning of development. This programme will complement the
wider role for local authority vehicles outlined subsequently (Section V: Delivery; How
We Make It Happen).
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23. Fourteen Local Housing Companies are to be created this year and Local Authorities
are now working with English Partnerships in Leeds, Sheffield, Nottingham,
Newcastle, Wakefield, Sunderland, Dacorum, Harlow, Peterborough, Bristol, Plymouth,
Wolverhampton, Manchester and Barking and Dagenham. They estimate they have the
potential to deliver at least 35,000 new homes, with at least 17,500 affordable homes.
We are already inviting more Local Authorities to set up Local Housing Companies to
help realise the opportunities for over 2,600 ha of surplus brownfield sites identified
with housing potential for 60,000 homes.
Next steps:
Departments and English Partnerships will report progress on the immediate transfer of sites and
progress on the review of Departments’ asset strategies and disposal programme.
English Partnerships will prepare minimum development standards which will apply to all
Government surplus land and provide a standard form of agreement for future surplus land
transfers.
Government will clarify the potential to increase the proportion of affordable homes on surplus
sites through deferred receipts and repayment through staircasing.
Government will reconvene the Surplus Public Sector Land Taskforce to oversee Departments’
release and disposal of surplus sites.
English Partnerships will establish a new surplus public sector land unit to drive forward the
Central Government programmes for land release.
English Partnerships and the Local Authorities will establish the first fourteen Local Housing
Companies and invite additional Local Authorities to join the programme.
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Chapter 4: Recycling homes and land
The success of our strategy is not just about building new homes, it depends just as
much on making better use of existing buildings and maximising the use of brownfield
sites for building new homes.
• Sustainable brownfield land continues to be the priority for development, with a continued
national target that over 60% of homes should be built on brownfield sites
• Every local authority will be expected to set their own target for brownfield use
• Councils will also be expected to do more to bring long term empty homes back into use, and
we will explore a range of measures including the new Housing and Planning Delivery Grant

Maximising the use of brownfield
1. We also need to make the most of disused land. Brownfield land should be the priority
for development. We have a national target that at least 60% of homes should be built
on brownfield land. This remains our goal.
2. Local authorities need to continue to prioritise sustainable brownfield land in their
plans, with flexibility to distinguish between different brownfield sites, as some will not
be appropriate for development, including those with significant biodiversity value or
flood storage functions. They should set their own local targets to reflect available sites
and support the national target. Authorities need to take stronger action to bring more
brownfield land back into use.
3. English Partnerships are supporting this process, helping us understand and overcome
those problems which are preventing some private and public brownfield sites from
being brought back into use. They will help local authorities develop robust local
brownfield strategies to identify the potential for brownfield land reuse and likely
timescales involved.
4. English Partnerships and the Academy for Sustainable Communities will review
the existing brownfield skills gap and identify needs for new training programmes.
Government is working with all its partners to maximise the use of brownfield sites.
5. The new homes agency will work with local authorities to support them in making best
use of brownfield land to lever in private investment and transform communities.
6. The modernisation of empty property relief within business rates announced at Budget
2007 will increase the incentives for efficient use of commercial property and, as
Sir Peter Hall has commented provide opportunties for regeneration of brownfield land
including for housing.

Better use of existing buildings
7. There will be times when a property might be expected to be empty, for example
when someone is moving and cannot sell their other house. This is part of the churn
in the housing market and we respect this. However, when homes are left empty
for years, they can undermine communities, be a magnet for crime and a waste of a
valuable housing resources. When looking at the need to increase housing supply, local
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councils, as part of their strategic housing role, need to reduce the number of homes
that are left empty for long periods of time.
8. There are over half a million empty privately owned residential properties in England
and half of these have been out of use for longer than 6 months. On average, owners
could be losing £8,000 a year by leaving empty a property that could otherwise be
rented out.
9. The best performing authorities such as Manchester City Council show what can be
done through a proactive strategy and targets.
10. We want to help all local authorities to maximise their impact on reducing empty
properties. The Empty Homes Agency and LACORS, the council regulatory services
body, will continue to support local authority best practice.

Incentives and powers for local authorities
11. Councils will also be expected to do more to bring long term empty homes back into
use. We will explore a ranage of measures including the new Housing and Planning
Delivery Grant to facilitate this. Local authorities need to look at making best use of
what already exists as well as securing new supply.
12. We have strengthened the powers available to local authorities to tackle empty
homes. Since 2006, they have been able to issue Empty Dwelling Management Orders
(EDMOs) as part of their approach to bring homes into use. A council with housing
responsibilities can use an EDMO to take over the management of some residential
properties that have been empty for more than six months.
13. For many owners, the threat of an EDMO is sufficient to prompt action. But too many
potential homes remain empty – we estimate nearly 150,000 properties have been
empty for 2 years or more. There is also evidence of homes being brought as a capital
investment and then left empty on a ‘Buy to Leave’ rather than ‘Buy to Let’ basis. At a
time when new supply is a priority, local authorities should be working to ensure new
properties are being occupied as homes and not remaining empty.
14. To have new developments where units are deliberately kept unoccupied cannot be
acceptable at a time of growing demand pressures. Local authorities should make clear
to owners and developers the powers EDMOs provide to ensure these properties are
occupied.
Next steps
To explore how bringing empty homes back into use through measures including the new
Housing and Planning Delivery Grant.
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