
39www.planninginlondon.com                                                                                                     pil132 January-March 2025

 

38 Planning in London

BRIEFING | LONDON PLANNING & DEVELOPMENT FORUM:

Account of the Forum meeting on Tuesday 9th December 2024  
hosted by London Councils 
Report by Brian Whiteley of RTPI’s Planning Aid England  
& Lee Mallett for Planning in London 
also at www.planninginlondon.com >LP&DF

London’s strategic planning issues 
The Location of Development 
Custom and Self Build progress in London 
Changes in planning from the new government

Stephen King of London Councils (LC) briefly 
explained that LC comprises leading Members 
from the 32 London Boroughs and the City of 
London Corporation. It has set up a Strategic 
Policies Task & Finish Group to consider the key 
policy positions for London, including responding 
to the government’s agenda around issues such 
as infrastructure provision, grey belt release and 
housing delivery. 

He then outlined the scale and major issues 

raised by the ongoing housing crisis in London. One 

key facet is that the number of children in tempo-

rary accommodation is alarmingly high. LC esti-

mates one child in every London classroom now is 

technically homeless. A significant drop in the pri-

vate rented sector has led to increased costs for the 

Boroughs. They are spending £4m daily to provide 

temporary accommodation for the homeless (for 

further details see the GLA’s latest annual housing 

report at: https://data.london.gov.uk/housing/hous-

ing-in-london). 

Yet housing supply has flat-lined, with build-out 

rates for new housing having halved whilst con-

struction costs have risen sharply over  the last two 

years, raising concerns about the viability of many 

housing projects. Further, caps on local authority 

and housing association rents have slowed their 

ability to provide more housing. 

SK argued that there is a need for a re-evalua-

tion of Green Belt land in London – e.g. at Crews 

Hill in Enfield and at Tottenham Hale in Haringey. 

LC are concerned at the decrease in the capacity of 

place making teams across the boroughs – which 

often lack in-house legal, ecology or valuation sup-

port. It supports provision of a central planning 

resource to make such skills available across 

London’s planning services. Devolution of stamp 

duty and business rate income to London might 

help it met funding gaps for transport and other 

infrastructure.  

In subsequent discussion Brian Whiteley asked 

whether the boroughs were looking at metropoli-

tan open land and increased suburban densities to 

meet  future housing needs, recalling previous stud-

ies on the subject. Stephen King indicated that 

some boroughs are considering small sites for pro-

 
Discussion items: 
 
Review of London’s strategic planning issues – the London Housing Crisis 
Simon King explained how London Councils has set up a Strategic Policies Task & Finish 
Group to consider the key policy positions for London, including responding to the 
government’s agenda around issues such as grey belt release and housing delivery.  London 
Councils is also looking at how to support borough collaboration on planning performance 
and capacity.  
 
The Location of Development 
Harry Quartermain of LandTec introduced this latest  RTPI research report – cf: 
https://www.rtpi.org.uk/research-rtpi/2024/november/lofd4report/ showing that the 
majority of new housing delivered is not necessarily resulting in more sustainable behaviour 
or in truly sustainable locations. 
 
Custom and Self Build progress in London  
Sally Tagg, Acting Head of the Right to Build Taskforce explained how RBT was set up in 2017 
by the National Custom and Self Build Association. It aims to support LPAs and community 
groups to deliver custom and self-build housing. Part-funded by central Government, it 
provides free technical support to LPAs, amongst other things.  
 
Changes in planning from the new government: 
Riette Oosthuizen, head of planning, HTA Design [see her article in Property Week here: 
https://tinyurl.com/mrx9fvab introduced a general discussion.

Brian Waters, BWCP, Chairman 
Riette Oosterhuizen, HTA Design 
Brian Whiteley, RTPI Planning Aid 
Serena Perry London Councils (host) 
Sally Tagg, FT planning 
Stephen King, London Councils 
Harry Quartermain, Land Tech  
—- 
John Lett, formerly GLA 
Dr Mark Collett, Adjaye 
Steve Norris Steve Norris, LSH 
Jolyon Drury, JD logistics 
Bill Dunster, Zed Power 

Stephen Heath, Bloomsbury Assn 
Mark Willingale, Willingale Assoc 
 Michael Bach, London Forum 
Prof Michael Edwards, UCL 
Jessica Ferm, UCL 
David Hart, Momentum Transport 
Luke Tozer, Pitman Tozer 
Jacqui Daly, Savills 
Andrew Catto, ACA/AC architects 
Duncan Bowie, UCL 
Peter Stewart, Townscape Consultancy 
Lee Mallett, Urbik/Planning in London 
Prof Les Mayhew, Bayes Business School 

Richard Claridge, ACA/architect 
Daniela Favero, ACA/architect 
Samia Almaqarleh ,ACA/architect 
Steve Crosslands, ACA/architect 
Tara Gbolade Gbolade, Design Studio 
— 
Apologies: 
Judith Ryser 
Mike Kiely, Planning Officers Assn 
Dr Daniel Slade, RTPI 
Paul Finch, EMAP 

ATTENDANCE  
Meeting held on Tuesday 9th December 2024 and hosted by London Councils

>>>

Stephen King  
Review of London’s  
strategic planning issues  
– the London Housing Crisis
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jects. He emphasized the political challenges sur-

rounding suburban intensification. 

Duncan Bowie expressed disappointment with 

the London Councils' fragmented approach to strate-

gic planning and housing, highlighting the challenges 

of representing 33 authorities with differing views. 

He called for a more cohesive strategy regarding the 

London Plan and questioned the absence of a current 

London housing strategy.  

 

Discussion 

Other Forum participants highlighted:  

•ongoing concern that re-evaluation of existing 

Green Belt designations is yet to gather speed 

•the disparity in council house building rates and 

the need for other regions to contribute more sig-

nificantly to housing efforts 

•the necessity for strategic planning that encom-

passes both London and the wider South East (e.g. 

nothing replaced the former SERPLAN advisory 

body, which might have facilitated better co-ordina-

tion) 

•the effectiveness of the National Planning Policy 

Framework in facilitating strategic planning and 

addressing the housing crisis 

•the revised NPPF does not adequately address 

London's unique planning needs - with one speaker 

noting that it fails to mention London in its consul-

tations – it is not a spatial planning document, 

rather one oriented towards development manage-

ment and planning processes 

•the difficulties faced by developers in navigating 

the planning system, including excessive legal 

requirements and delays in securing approvals for 

projects 

•housing development pressures on London’s 

existing employment land designations is leading 

to a threat to its logistics sector in particular – 

especially in inner London 

•scepticism about London's growth model, particu-

larly in light of Brexit and the need for more 

affordable housing  

•the Elizabeth Line is noted for its potential to 

expand living options for commuters, yet there is a 

lack of studies quantifying its impact on housing 

prices and employment opportunities. n 
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Standard Method targets for London 
 
�73,202 before 35% uplift 
 
�92,882 after 35% uplift 
 
80,693 New Standard Method target  
 
52,300 London Plan 
 
37,000 completions per year currently (annual average for 2020/2
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Green Belt land and 
the wider South East 

•the build-out rate has roughly halved from 
the mid-2000s, from 24% in 2005-06 to 
11% in 2022-23.  

•A build-out rate of 10% would mean we 
need a pipeline of 810,000 approved 
homes to complete 81,000 a year, while 
returning the rate to 20% would reduce that 
figure to 405,000. 
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• approximately 

5,500 homes, 
together with a 
mix of other 
uses providing 
local services 
and facilities  

• Railway station 
• Currently mix of 

uses – 
developed land 
within the Green 
belt 

“is to prevent urban sprawl 
by keeping land 
permanently open” around 
urban areas. 

It is for local planning 
authorities (LPAs) to define 
and maintain green belt 
land in their local areas.
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Borough Planning Capacity – National Picture  

• Average inflation-adjusted pay for a town planner fell from £48,000 in 2005 to £33,000 in 2022 - a real terms 
decline of almost a third (RTPI, 2023).  

• The number of public sector planners shrunk by a quarter between 2009 and 2020, with the number in the private 
sector doubling in the same period (RTPI, 2023).  

• Three in five (58%) local authorities say they are experiencing difficulties in recruiting planning officers, a figure 
higher than for any other occupation in local government (LGA, 2022). 

• In 2022/23, the national development management service (local planning services) cost £794 million to operate 
with an estimated funding shortfall of £262 million per annum – (King’s Speech notes)

• 76% of local authorities consider they have a backlog 
• Approximately 40% of planners are women, and only 5% are from an ethnic minority/Global Majority background 

(RTPI, 2023) and only 8% have a disability that they disclosed (POS survey 2024) 
• 85% do not share planning services with another authority (POS Survey 2024) 

Strategic planning task and finish group
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Harry Quartermain, head of research for 

LandTech, on the latest research for the RTPI – 

Location of development – are we building in car 

dependency? 

Quartermain kicked off with an explanation of 

why the research is important. His first slide titled 

Healthy Places showed the number of road-related 

deaths globally over ten years. While deaths involv-

ing cars had reduced, all other road related deaths 

were stable, so roads are ‘still quite treacherous’, 

said Quartermain. Car related road deaths have 

fallen from more than 1200 to around 700 per 

annum in ten years.  

His second slide, however, showed the number 

of deaths by road, chronic cardiovascular, respirato-

ry causes over the same period. Deaths by the lat-

ter two causes are much, much higher, with cardio-

vascular deaths falling from 180,000 to 160,000 for 

example, over ten years.  

That’s why the location and healthiness of 

places we build is so important he said. The impact 

of car dependency ‘is both chronic and acute’. Not 

driving everywhere would keep us healthier 

because of the exercise involved and the absence of 

pollution. Sedentary lifestyles are the ‘much bigger 

killer’.  

LandTech’s research looked at planning applica-

tions and approvals over the ten year period n 

which the NPPF has been around. One of its key 

objectives is building the right homes in the right 

places, encouraging healthy travel and active 

lifestyles. 

‘We looked at where these approvals were com-

ing forward within major applications. And we 

looked at how long it takes to get from those loca-

tions to key destinations based on NPPF objectives 

(employment centres, schools, GP surgeries, hospi-

tals, town centres).’ 

‘The idea being if the homes are being delivered 

in the right place we should be able to use public or 

active transport, or walk to these key destinations 

in good time. We used the 20-minute metric.’ 

He made the point that good data was essential 

if issues were to be identified and managed – ‘if 

you can’t measure it you can’t manage it’. The 

research he said was based on the FT’s journey 

times data (which ended in 2019). He said that 

while data in London was good, elsewhere this was 

not the case.  

‘So how long did it take to get from the location 

of the approvals we looked 

at, to the destinations we’ve 

identified?’ 

His graph showed that 

between 2012 and 2021the 

average journey time from 

homes approved in that peri-

od around England to key 

destinations had risen slight-

ly from around 17 to 18.5 

minutes. Car journey times 

had stayed absolutely static 

at 10 minutes. Public trans-

port/cycling journeys had 

increased slightly to just 

below average times, why 

cycling was also fairly static 

at around 15 minutes. 

Walking journey times had 

increased from an average of 

30 minutes in 2012 by two 

to three minutes.  

‘That’s three time longer, 

if you want to walk,’ he said.  

And breaking those times 

down by destination present-

ed an even less appealing 

prospect without a car. To 

visit your GP, for example, 

you might expect to drive for eight minutes, com-

pared to walking for 15 minutes. The average time 

for driving to the hospital was 18 minutes, com-

pared to 64 minutes walking, or 37 by public trans-

port. The driving times are all under 20 minutes. 

 

Journey times to key destinations by mode  

 

Looking at average times for modes of transport 

times by region, London is doing ‘very well’ said 

Quartermain, by comparison with the English 

regions. Walking to key destinations in London will 

take you an average of 18 minutes, compared to an 

England average of 32 minutes. A much greater dis-

parity was also revealed, unsurprisingly, between 

urban and rural locations, with rural destinations 

taking 2.3 times longer than urban on average 

across all transport modes.  

He showed a graph illustrating average walking 

times by region, excluding hospitals, over ten years, 

from 2012 to 2021. ‘London has done quite well 

and remains miles ahead of anywhere else in the 

country.’ But ‘generally, places haven’t improved 

[the journey time],’ he said. 

 

Average walking times by region 

  

 

‘What you would expect to see if applications 

were coming forward in places that were better 

connected with more active transport and infras-

tructure, you’d hope to see those lines coming 

down. Over the time shown, that 

clearly isn’t the case.’ 

And, taking the 20 minute 

metric, and seeing what percentage of destinations 

are within that metric across different modes of 

travel, shows that while 92% of all destinations are 

reached within 20 minutes by care only 54% are by 

walking, 81% by cycling and 70% by public trans-

port.  

‘The overarching output of this is that despite 

NPPF has failed  
to reduce car dependency 

policy being in place to encourage active transport, 

better public transport, to encourage people to get 

out of their cars, over the last ten years the applica-

tions we have looked at have not been in a better 

location than they were at the start of the NPPF.’ 

Grey Belt opportunity sites 

‘The question is “can we do better? So we looked 

at Grey Belt land. I think this is where the opportuni-

ty lies. We looked at potential Grey Belt sites 

throughout the country and a key criteria was 

accessibility. Are these locations sustainable? Can 

you get there by public transport? How connected 

are they?’ 

LandTech whittled down the number of con-

strained sites using various factors. ‘If policy comes 

forward in the way it was consulted on, we will see a 

lot of these sites come forward and they are much 

better connected than a lot of the sites we’ve seen 

developed over the last ten years. So maybe the 

future is bright.’ 

His final slide showed London boroughs where 

housing targets were substantially increased recent-

ly, and those where targets had been reduced 

showed a better correlation with their average PTAL 

scores – ie new housing across London should be 

better located according to its accessibility.  

In a down beat conclusion however, he said there 

had been ‘no significant changes over the ten year 

study period in journey times’, that ‘access to 

amenities remains very unequal, but added that the 

‘research fulfils an important purpose in the policy 

landscape’ by measuring not just how many homes 

are approved, but also whether they are in locations 

that incentivise sustainable transport. 

‘It’s not just us saying this, so I hope people will 

start to listen,’ he concluded.  

 

Discussion 
In Q&A after, Michael Bach pointed out: ‘the NPPF 
is total silent on this topic. There is an opportunity 
to get spatial development back into the NPPF in 
terms of what constitutes a good location,’ he 
argued. Bach said he was pleased to see 
LandTech’s research on Grey Belt land because this 
hinted at what the suitable criteria might be for 
picking sustainable locations in spatial terms. 

Quartermain said LandTech had given MHCLG 

all its research data: ‘What we’ve looked at, how 

we’ve come to our conclusions with the idea of 

helping them quantify the potential impact of the 

Grey Belt policy, as we’d interpreted it.’ He added 

LandTech was a data-led company so there were 

other  ‘subjectivities’ around the selection of sites 

and the purposes of Green or Grey Belt are not at 

the moment data-led, he pointed out. ‘We talked to 

them about how they could potentially make that 

process more data-driven.’ 

Prof. Les Mayhew of the Bayes Business School 

observed: ‘It is quite depressing these travel times 

have become almost 

hard-wired, so it always 

takes 15 minutes to 

walk to a GP or much 

longer to go to a hospi-

tal. Have we got distri-

bution of these services 

right?’ He also queried 

the accuracy of the 

database.  

‘There are some 

shortcomings in the 

data. We know the 

MHCLG is looking at a 

new connectivity tool 

and should be releasing 

that next year. That will 

be important for mak-

ing sure that there’s 

ability to look at the 

sustainability through 

the metric of connec-

tivity for new develop-

ments and how to 

make existing places 

better connected,’ said 

Quartermain. ‘There are 

some interesting things 

coming that will help 

that issue.’ 

‘I would argue the 

best place to put new 

homes is where those 

amenities already are. I 

worked in Australia for a 

number of years where 

they work under a zonal 

system. And if you want 

to encourage new 

development in better 

connected locations 

there, you can make 

changes to the zoning to encourage that. We lack 

that here. We need to have a better look at how we 

do things.’ 

Asked what kind of policy he’d like to see from 

housing minister Angela Rayner he said he hoped 

the policies on Grey Belt land would ‘not be too dif-

ferent from what’s been consulted on’ because it 

was likely to encourage some more sustainably 

located sites to come forward. ‘I’m excited to see 

what comes out of the brown field planning pass-

ports,’ He said. ‘My house is a “brownfield” site if I 

wanted to redevelop it. If the system could put in 

place a bit more certainty of outcome then people 

might be more willing to look at rolling the dice on 

regenerating areas like suburban areas where there 

are already amenities, transport links and access to 

other people. n 

 
 
 
 
 
 
 
 
 
 
 
 
 
Harry Quartermain’s presentation is available on: 
 https://www.rtpi.org.uk/news/2024/november/new-housing-
fails-to-move-away-from-car-dependency-report-finds/.  
His slides are here: 
https://docs.google.com/presentation/d/1y0WjWLVodTH0pz9H
NmBjO4aOAUuTJxhZPNKa79rIH1U/edit?usp=sharing.  
And Land Tech’s previous webinars on the RTPI report are available 
here: https://land.tech/resource-centre/missed-opportunities-
in-sustainable-housing-webinar, and on Grey Belt 
here: https://land.tech/resource-centre/unlocking-develop-
ment-opportunities-with-the-grey-belt >>>
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Road Deaths 

Deaths/injuries by road, cardiovascular  
and respiratory causes 

 
 

 
The blue line is road injuries, black is  

respiratory, green cardiovascular diseases

Average journey times by different modes over 10 years

Journey times to key destinations by mode  

Average walking times by region 
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Making self-build mainstream  
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sites, high or low density, or part of a regeneration 

scheme. And there are lots of delivery models, includ-

ing individual homes, or homes that form part of a 

Land Trust or co-housing schemes. There are also per-

centage plots for custom or self-build with larger 

housing schemes, as part of the planning deal. These 

might include self-finishing starter homes, or afford-

able homes.  

The evolution of custom and self-build ‘this has 

been going on for more than a decade’, said Tagg. ‘Ive 

been in the sector since about 2007. We can see how 

it’s been building up over that timeline.’ 

The NPPF first mentioned people building their 

own homes in 2011. There have also been 

Community Infrastructure Levy exemptions for cus-

tom and self-build homes to encourage them. We 

now have this year Bio-diversity Net Gain exemp-

tions. And of course now the new NPPF.  

The Self-build and Custom Housebuilding Act 

2015 introduced a statutory duty on councils to keep 

and publish a register of individuals and associations 

of individuals who wish to acquire serviced plots for 

such housing, which has to be taken into account 

when they prepare planning and other related poli-

cies. They must ensure enough ‘suitable’ self and cus-

tom build plots to meet demand. 

She drew attention to the wording in the NPPG, 

as opposed to what is said in the Act and the NPPF. ‘It 

is the NPPG that makes reference to custom and 

self-build and the need “for primary input into [a 

home’s] final design and layout” on the part of the 

self or custom builder. That’s not stated in the legisla-

tion.’ 

She also talked about the large number of small 

sites in London that are suitable for custom and self-

build, also for community-led schemes and afford-

able homes. She then showed some case study 

examples that demonstrated a wide variety of 

approaches.  

All case studies are available free on https://right-

tobuild.org.uk/resources/case_studies. A selection fol-

lows. n 

>>>

The taskforce, whose work Tagg explained to 

Forum members, is part of the National Custom and 

Self-build Association, set up in 2017. It works to help 

local authorities communicate to local community 

groups and other organisations to support delivery of 

affordable, custom and self-build homes, she 

explained. Projects are ‘all shapes and sizes’.  

‘It is partly funded by MHCLG. We provide train-

ing to local authorities and our mission is to scale up 

delivery to the point where custom and self-build is a 

mainstream housing option.’ 

‘We have a range of specialism - planners and 

architects, urban designers, sustainability experts, and 

experts in community-led affordable housing and 

project delivery. 

‘We engage with all sorts of organisations. We’ve 

done Planning Inspectorate training and a great num-

ber of community-led projects. We’ve also worked 

with Homes England on a learning programme, and 

we have a regular slot at their training events. I’ve 

also been involved with the roundtable discussions 

with Matthew Pennycook [Minister for Housing, 

Communities and Local Government].  

‘We work with the Local Government Association. 

We celebrate a Right to Build day every year. And 

we’ve also recently spoken at the London Boroughs 

Planning Officers Association and will soon be speak-

ing at the Rural Housing Enablers’ Forum in Surrey.’ 

She explained self-build was where the self-

builder did most of the work, or brought in contrac-

tors to do it, while custom build was where a pur-

chaser worked with a developer or other enabler to 

bring forward a scheme where there might be cus-

tom amendments to suit the purchaser of a particu-

lar home within the scheme. This might involve the 

enabler providing just the serviced plot, but the 

home is built to the purchaser’s specification.  

In planning terms the key consideration is that an 

element of the home is determined by the occupant. 

It can be small or large scale, on green or brownfield 
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Sally Tagg, acting head of the Right to Build Taskforce, wants to see  
custom- and self-build become a mainstream option in tackling the housing crisis 

Unboxed Homes’ finished scheme including custom-build houses and apartments. Photo: French & Tye 

BELOW: Shell finish interior, ready for fitting out. Photo: Angela Harding 

‘The units were hugely in demand because finding sites in London is not easy, especially sites that you can 

do your own thing on. This is an example of a shell the occupiers would be working with. They would then 

fit that out.’ ABOVE: Shell finish interior, ready for fitting out. Photo: Angela Harding.  

BELOW: CGI of planned interior fit-out

RIGHT: Case study 

Blenheim Grove, Peckham, Southwark, London SE15 

This is now built on a very linear brown field site 

right next to the railway line. It came forward for 

community-led provision, but it didn’t prove viable. 

A company called Unboxed Homes (led by develop-

er Gus Zogolovitch) came forward.  They proposed a 

shell scheme, including three custom build units and 

apartments to shell finish and fit-out stage. 
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LURA removed “suitable” ambiguity
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Changes in planning  
from the new government 
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Riette emphasised:  
• the government's positive message about the 
role planning can play in securing housing more 
quickly. 
• the complexity of the current development 
management process and the need for a more 
streamlined approach – the length of time it now 
involves significantly raises the development 
costs of projects 
• projects are also slowing due to uncertainty over 
the Fire Regulations 
• the potential role and the importance of design 

codes 
• there is a consensus that the NPPF does not 
adequately address urban needs, particularly 
London’s – e.g. there is no recognition in it that 
“London is different” 
In  subsequent discussion Forum attendees noted:  
• to meet its housing needs London now has to 
see 80k new homes provided annually – i.e. twice 
the numbers currently being built 
• the new Government’s actions to improve the 
planning system are insufficient – e.g. funding for 
300 additional planners across England amounts 

to only 0.8 extra planners per local planning 
authority – measures such as increased digitisa-
tion, “brownfield passports” or local development 
orders are still not coming forward quickly 
enough to speed up the planning process 
• the limitations of the upcoming document on 
the London Plan, with Michael Edwards noting 
that it primarily involves minor tweaks rather 
than significant changes. 

 

SEE her article in Property Week here: 
https://tinyurl.com/mrx9fvab

Riette Oosthuizen, head of planning at HTA Design, introduced this last agenda item.

The next meeting of the London 
Planning & Development Forum 
will be on Tuesday 25th March 
at Dentons, 1 Fleet Place EC4M 7WS 
 
To attend please book at 
https://www.culandsoc.com/events/9108/ 
For the agenda nearer the date please also look at 
planninginlondon.com >LP&DF


