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Foreword from the
Prime Minister

The Government is determined to build a stronger,
fairer Britain where people who work hard are able to
geton in life. That means breaking down barriers to
progress by taking the big, difficult decisions that are
right for Britain in the long term.

Our broken housing market is one of the greatest
barriers to progress in Britain today. Whether buying
or renting, the factis that housing is increasingly
unaffordable — particularly for ordinary working class
people who are struggling to get by.

Today the average house costs almost eight times
average earnings —an all-time record. As a result

itis difficult to get on the housing ladder, and the
proportion of people living in the private rented sector
has doubled since 2000.

These high housing costs hurt ordinary working people
the most. In total more than 2.2 million working
households with below-average incomes spend a third
or more of their disposable income on housing.

This means they have less money to spend on other
things every month, and are unable to put anything
aside to get together the sums needed for a deposit.
Those who do own their own home are finding it
increasingly difficult to keep up with the mortgage,
and struggle to save for later life. And many worry
about the ability of their children and grandchildren to
afford their own home and to have access to the same
chances in life that they have enjoyed.

| want to fix this broken market so that housing is more
affordable and people have the security they need to
plan for the future.

The starting point is to build more homes. This will slow
the rise in housing costs so that more ordinary working
families can afford to buy a home and it will also bring
the cost of renting down.

We need to build many more houses, of the type
people want to live in, in the places they want to live.
To do so requires a comprehensive approach that
tackles failure at every point in the system.
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First, we need more land for homes where people
want to live. All areas need a plan to deal with the
housing pressures they face and communities need
asay in the homes that are built. We will require all
areas to have up-to-date plans in place and ensure
that communities are comfortable with how new
homes look.

Second, we need to ensure that homes are built
quickly once planning permissions are granted.

We will invest in making the planning system more
open and accessible, improve the co-ordination of
publicinvestment in infrastructure, support timely
connections to utilities, and tackle unnecessary delays.
We're giving councils and developers the tools they
need to build more swiftly.

Third, we will diversify the housing market, opening
it up to smaller builders and those who embrace
innovative and efficient methods. \We will encourage
housing associations and local authorities to build
more, and we will work to attract new investors into
residential development including homes for rent.

Finally, because building the homes we need will take
time, we will also take more steps to continue helping
people now, including by improving safeguards in

the private rented sector, and doing more to prevent
homelessness and to help households currently priced
out of the market.

By building the homes Britain needs and giving those
renting a fairer deal, we will give those growing up

in society today more chance of enjoying the same
opportunities as their parents and grandparents. It will
ensure that the housing market is as fair for those who
don’t own their own homes as it is for those that do.
Thisis a vital part of our Plan for Britain and a critical
step along the road towards fulfilling the mission

| have set out to make Britain a country that works

for everyone.

A

The Rt Hon Theresa May MP
Prime Minister
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Foreword from the
Secretary of State

This country doesn’t have enough homes. That's not a
personal opinion or a political calculation. It's a simple
statement of fact.

For decades, the pace of house building has been
sluggish at best. As aresult, the number of new homes
has not kept pace with our growing population.

And that, in turn, has created a market that fails to
work for far too many people.

Soaring prices and rising rents caused by a shortage
of the right homes in the right places has slammed
the door of the housing market in the face of a
whole generation.

Over the years, the response from politicians has been
piecemeal. Well-intentioned initiatives have built

more homes here and there but have skirted around
the edges of a growing problem. Other schemes have
helped to tackle the symptoms without addressing the
root cause.

That has to change. We need radical, lasting reform
that will get more homes built right now and for many
years to come. This White Paper explains how we will
do just that.

It covers the whole house building process, from
finding sites to securing local support and permission
as well as getting homes built quickly and sold on
fair terms. But it also goes further, seeking to build
consensus for a new, positive, mindset to house
building. A can-do approach that simply does not
tolerate failure.

The housing market has taken decades to reach the
state it's now in. Turning it around won't be quick or
easy. But it can be done. It must be done. And, as this
White Paper shows, this Government is determined
todoit.

>\

The Rt Hon Sajid Javid MP
Secretary of State for Communities
and Local Government
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Our housing market is broken

The housing market in this country is broken, and the
cause is very simple: for too long, we haven't built
enough homes.

Since the 1970s, there have been on average 160,000
new homes each year in England.” The consensus

is that we need from 225,000 to 275,000 or more
homes per year to keep up with population growth
and start to tackle years of under-supply.?

Thisisn't because there's no space, or because the
countryis “full”. Only around 11 per cent of land in
England has been builton.?

The problem is threefold: not enough local authorities
planning for the homes they need; house building that
is simply too slow; and a construction industry that is
too reliant on a small number of big players.

The laws of supply and demand mean the result is
simple. Since 1998, the ratio of average house prices
to average earnings has more than doubled.* And that
means the most basic of human needs —a safe, secure
home to call your own —isn't just a distant dream for
millions of people. It's a dream that’s moving further
and further away.

In 21st century Britain it's no longer unusual for houses
to “earn” more than the people living in them. In
2015, the average home in the South East of England
increased in value by £29,000,°> while the average
annual pay in the region was just £24,542.6 The
average London home made its owner more than

£22 an hour during the working week in 20157 -
considerably more than the average Londoner’s hourly
rate. That's good news if you own a property in the
capital, but it's a big barrier to entry if you don't.

1 DCLG Live Table 104.

2 Forexample: Barker (2004), “Review of Housing Supply - Delivering
Stability: Securing our Future Housing Needs"” Final Report; House of
Lords Select Committee on Economic Affairs (2016), “Building more
homes”, July 2016; KPMG and Shelter (2015) “Building the Homes
We Need”.

3 DCLG Local authority green belt statistics for England: 2015 to 2016,
page 2, available at https://www.gov.uk/government/statistics/local-
authority-green-belt-statistics-for-england-2015-t0-2016

4 DCLG Live Table 577.

5 ONS House Price Statistics for Small Areas, Table 1a.

6 ONS Annual Survey of Hours and Earnings 2016, table 3.7a,
median annual gross pay, all employee jobs.

7 ONS House Price Statistics for Small Areas, Table 1a.
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Figure 1: Ratio of median house price to median earnings, England
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Source: DCLG live table 578

The Council of Mortgage Lenders predicts that by
2020 only a quarter of 30-year-olds will own their
own home. In contrast, more than half the generation
currently approaching retirement were homeowners
by their 30th birthday.® This is not because young
people are not trying hard enough, it's because it is
much harder for them to get a foot on the property
ladder than their parents and grandparents.

As recently as the 1990s, a first-time buyer couple

on a low-to-middle income saving five per cent of
their wages each month would have enough for an
average-sized deposit after just three years. Today it
would take them 24 years.? It's no surprise that home
ownership among 25- to 34-year-olds has fallen
from 59 per cent just over a decade ago to just 37 per
cent today'®.
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Without help from the “Bank of Mum and Dad”,
many young people will struggle to get on the housing
ladder. As demand for homes outstrips supply, they're
faced with ever-increasing rents — the average couple
in the private rented sector now send roughly half their
salary to their landlord each month' making it nigh on
impossible to save for a deposit.

In areas where the housing shortage is most acute,
high demand and low supply is creating opportunities
for exploitation and abuse: unreasonable letting
agents’ fees, unfair terms in leases, landlords letting
out dangerous, overcrowded properties. In short, it's
becoming harder to rent a safe, secure property. And
more and more people can’t find a place to rent at all:
the loss of a private sector tenancy is now the most
common cause of homelessness.'?

8 Council of Mortgage Lenders (2015) The challenge facing first-time buyers.
9 Resolution Foundation (2015) — Dealing with the housing aspiration gap.

10 English Housing Survey 2014/15.
11 English Housing Survey 2014/15.
12 DCLG Live Table 774.
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Figure 2: Mean mortgage/rent payments as a percentage of weekly household income, by tenure, 2014-15'"
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Source: English Housing Survey, full household sample

Notes:

1. based on gross income from HRP and partner only
2. Housing benefit or Local Housing Allowance (LHA) or Universal Credit received by the householder
to help pay for all or part of their rent. This only applies to households that rent their home.

Britain’s broken housing market hurts all of us. Sky-
high property prices stop people moving to where the
jobs are. That's bad news for people who can’t find
work, and bad news for successful companies that
can't attract the skilled workforce they need to grow,
which is bad news for the whole economy.

Low levels of house building means less work for
everyone involved in the construction industry —
architects, builders, decorators and manufacturers of
everything from bricks to kitchen sinks. If people must
spend more and more to keep a roof over their head
they’llinevitably cut back elsewhere — meaning less
money gets spent in the wider economy.

High rents are bad news for all taxpayers including
those who own their own home. If rents are too high,
then private renters struggle to pay - and the taxpayer
has to foot the bill with more Housing Benefit. That's
money that could be spent on schools, hospitals and
other frontline services.

Nor is this just a London problem. While the situation
is particularly acute in and around the capital, it is also
getting worse right across the country. Since 1997
house prices relative to earnings have more than
doubled in Lancaster, Manchester and Boston. '

Thisis a national issue that touches every one of us.
Everyone involved in politics and the housing industry
has a moral duty to tackle it head on.

13 English Housing Survey 2014/15; statistic refers to the income of the household reference person (the person in whose name the dwelling
is owned or rented) plus that of a partner (including income from benefits).

14 DCLG Live table 577.
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Figure 3: Affordability ratio by local authority, 2015
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The challenges we face

Building more homes will depend on our dealing with
three major problems.

First, over 40 per cent of local planning authorities
do not have a plan that meets the projected
growth in households in their area.' There are
many reasons for this, but one of the most significant
is the way local decision-makers respond to public
attitudes about new housing.

Quite reasonably, people often have concerns about
the impact new housing will have on their community.
Thatis why it is so important that people have a say
over where new homes go and what they look like
through the planning process. People are more likely
to support new mansion blocks or mews houses on a
derelict strip of land than a new estate in countryside.
Many councils work tirelessly to engage their
communities on the number, design and mix of new
housing in their area. But some duck difficult decisions
and don't plan for the homes their area needs.

Without an adequate plan, homes can end up being
built on a speculative basis —with no co-ordination and
limited buy-in from local people. The uncertainty this
creates about when and where new homes will be built
is both unpopular and affects the entire house building
process —slowing it right down.

And that’s the second big problem: the pace of
development s too slow. This Government’s
reforms have led to a large increase in the number of
homes being given planning permission. But there is
alarge gap between permissions granted and new
homes built. More than a third of new homes that
were granted planning permission between 2010/11
and 2015/16 have yet to be built."®

There can be various reasons for these delays. If there
isn't a robust local plan, permission may be contested
and it stops infrastructure and utility companies
planning ahead. Changes to market conditions and
onerous planning conditions can also be factors.

But there is also concern that it may be in the interest of
speculators and developers to snap up land for housing
and then sit back for a while as prices continue to rise.

Figure 4: Annual completions versus permissions
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Source: Glenigan planning permissions data; DCLG Live Table 120

15 DCLG data collected on local plans; DCLG Live tables on household projections, 2016 to 2026.
16 Glenigan planning permissions data; DCLG Live Table 120 (new build completions).
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Finally, the very structure of the housing market
makes it harder to increase supply. Housing
associations have been doing well —they're behind
around a third of all new housing completed over the
past five years' — but the commercial developers still
dominate the market.

And within that sector, a handful of very big
companies are responsible for most new building.
Britain’s 10 largest housebuilding firms build around
60 per cent of our new private homes.'®

Homes are typically bought with debt, so a slight
change in interest rates can have a bigimpact on
people’s ability to afford a new home. This government
has kept spending under control, avoiding the dangers
of higher mortgage rates.

But building at scale still exposes commercial
developers to significant financial risk. So, there is

little incentive to invest in innovative methods of
construction which could deliver many more homes.
Over the past 25 years, productivity across the whole
economy has grown by 41 per cent as new technology
and new ways of working make business and industry
more efficient and effective. In construction, it has
grown by just 11 per cent—almost four times slower.

What we're going to do about it

The cause of our housing shortage is simple enough
—not enough homes are being built. Fixing it is more
complex. This is a problem that has built up over many
decades, and solving it requires a radical re-think of our
whole approach to home building.

First, we need to plan for the right homes in the
right places. This is critical to the success of our
modern industrial strategy. Growing businesses need a
skilled workforce living nearby, and employees should
be able to move easily to where jobs are without being
forced into long commutes.

But at the moment, some local authorities can duck
potentially difficult decisions, because they are free to
come up with their own methodology for calculating
‘objectively assessed need’. So, we are going to consult

CONTENTS

on a new standard methodology for calculating
‘objectively assessed need’, and encourage councils to
plan on this basis.

We will insist that every area has an up-to-date plan.
And we will increase transparency around land
ownership, soitis clear where land is available for
housing and where individuals or organisations are
buying land suitable for housing but not building on
it. This will put communities back in charge of getting
the attractive homes they want and need — for young
professionals, older people, growing families, people
on low incomes, people with disabilities and more.

It will reduce speculative development, and support
our villages, towns and cities to develop in a way that
preserves the unique character of their communities,
and protects precious countryside.

Second, we need to build homes faster. \We will
invest in making the planning system more open and
accessible, and tackle unnecessary delays.

Development is about far more than just building
homes. Communities need roads, rail links, schools,
shops, GP surgeries, parks, playgrounds and a
sustainable natural environment. Without the right
infrastructure, no new community will thrive —and

no existing community will welcome new housing if it
places further strain on already stretched local resources.

We're giving councils and developers the tools they
need to build more swiftly, and we expect them to
use them. Local authorities should not put up with
applicants who secure planning permission but don't
use it. And they will have nowhere to hide from this
government if they fail to plan and deliver the homes
this country needs.

Third, we will diversify the housing market,
opening it up to smaller builders and those who
embrace innovative and efficient methods. We set out
how we will support housing associations to build more,
explore options to encourage local authorities to build
again, encourage institutional investment in the private
rented sector and promote more modular and factory
built homes. We will also make it easier for people who
want to build their own homes.

17 DCLG Live tables on house building; DCLG Live tables on affordable housing supply.

18 NHBC Market Intelligence report 2015; DCLG Live Table 209.
19 ONS Labour Productivity statistics.
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These measures will make a lasting, positive impact

on housing supply, but they will inevitably take time to

have an effect. So, finally, we will help people now —
from investing in affordable housing to banning unfair
letting agent fees to preventing homelessness.

A problem that won't
solve itself

The housing shortage isn't alooming crisis, a distant
threat that will become a problem if we fail to act.
We're already living in it. Our population could

stop growing and net migration could fall to zero,
but people would still be living in overcrowded,
unaffordable accommodation. Infrastructure would
still be overstretched. This problem is not going to go
away by itself.

If we fail to build more homes, it will get ever harder
for ordinary working people to afford a roof over their
head, and the damage to the wider economy will get
worse.

Thisisn't a new problem. Its roots stretch back
decades, with house building well below what was
needed under successive governments. And it's not
a problem we can afford to ignore any longer.

Tackling the housing shortage won't be easy. It will
inevitably require some tough decisions. But the
alternative is a divided nation, with an unbridgeable
and ever-widening gap between the property haves
and have-nots. A country where only those with
wealthy parents can get a foot on the property ladder
and where elderly people are forced to keep working
in order to pay off their mortgage.

We want this to be a country that works for everyone,
where people who work hard can afford a place of
their own. This White Paper is an important step in
delivering just that.
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Executive summary

The proposals in this White Paper set out how the Government intends to boost housing supply
and, over the long term, create a more efficient housing market whose outcomes more closely
match the needs and aspirations of all households and which supports wider economic prosperity.

The challenge of increasing supply cannot be met by
government alone —it is vital to have local leadership
and commitment from a wide range of stakeholders,
including local authorities, private developers, housing
associations, lenders and local communities.

We have listened to concerns expressed by many
within the housing and planning sector that the pace
of change in policy and legislation can make local
delivery more difficult. The White Paper addresses this
issue by providing a long-term strategy to build the
homes the country needs.

However we also need to help people now to find

the right home while our strategy takes effect. So this
White Paper sets out how we will address people’s
housing needs and aspirations in the shorter term.

This includes supporting people to buy or rent their
own home, preventing homelessness, improving
options for older people and protecting the most
vulnerable. Central to making our long term strategy
work is the partnership between central and local
government and developers. This White Paper sets out
the support the Government will provide to enhance
the capacity of local authorities and industry to build
the new homes this country needs. In return we expect
professions and institutions to play their part and turn
these proposals into reality:

* Forlocal authorities, the Government is offering
higher fees and new capacity funding to develop
planning departments, simplified plan-making,
and more funding for infrastructure. We will make
it easier for local authorities to take action against
those who do not build out once permissions have
been granted. We are interested in the scope for
bespoke housing deals to make the most of local
innovation. In return, the Government asks local
authorities to be as ambitious and innovative as
possible to get homes built in their area. All local
authorities should develop an up-to-date plan
with their communities that meets their housing

requirement (or, if that is not possible, to work with
neighbouring authorities to ensure it is met), decide
applications for development promptly and ensure
the homes they have planned for are built out on
time. Itis crucial that local authorities hold up their
end of the bargain. Where they are not making
sufficient progress on producing or reviewing

their plans, the Government will intervene. And
where the number of homes being built is below
expectations, the new housing delivery test will
ensure that action is taken.

For private developers, the Government is
offering a planning framework that is more
supportive of higher levels of development,

with quicker and more effective processing and
determination of planning applications, and is
exploring an improved approach to developer
contributions. In line with the industrial strategy,
we will boost productivity, innovation, sustainability
and skills by encouraging modern methods of
construction in house building. We will encourage
greater diversity of homebuilders, by partnering
with smaller and medium-sized builders and
contractors in the Accelerated Construction
programme, and helping small and medium-sized
builders access the loan finance they need. In
return, the Government expects developers to
build more homes, to engage with communities
and promote the benefits of development, to
focus on design and quality, and to build homes
swiftly where permission is granted. Critically,

we also expect them to take responsibility for
investing in their research and skills base to create
more sustainable career paths and genuinely bring
forward thousands of new skilled roles.
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For local communities, the Government is
offering a simpler and clearer planning process that
makes it easier for them to get involved and shape
plans for their area. We will ensure they see the
benefits of housing growth and have greater say
over the design of local developments. In return, the
Government asks communities to accept that more
housing is needed if future generations are to have
the homes they need at a price they can afford.

For housing associations and other not-for-
profit developers, the Government has already
announced funding worth a total of £7.1 billion
through an expanded and more flexible Affordable
Homes Programme. \We will provide clarity over
future rent levels. In return, we expect them to
build significantly more affordable homes over the
current Parliament.

For lenders, institutional investors and
capital market participants, tthe Government
is offering a clear and stable long-term framework
for investment, including products for rent.

In return we call upon lenders and investors to
back developers and social landlords in building
more homes.

For utility companies and infrastructure
providers, the Government is offering a clear
framework and simpler plans to help them
understand the demands made on them, and is
exploring an improved approach to developer
contributions to help pay for new infrastructure.
In return, the Government expects infrastructure
providers to deliver the infrastructure that new
housing needs in good time so that development
is not delayed.

At the heart of the White Paper is the
acknowledgement that the housing market is

very different in different parts of the country. The
Government is already putting in place devolution
deals and large-scale strategies, such as the Northern
Powerhouse, the Midlands Engine and our modern
industrial strategy, that bring together public and
private sector leaders across different regions.

However, we need a better understanding of the
specific local issues that are holding back housing
development and economic growth. We need to back
mayors and local leaders to deliver in their areas for
their communities. We will work with local authorities
to understand all the options for increasing the supply
of affordable housing.

The policies and proposals set out in this White

Paper apply to England only. In Scotland, Wales

and Northern Ireland, housing and planning policy

is the responsibility of the Scottish Government,
Welsh Government and Northern Ireland Executive
respectively. The UK Government retains responsibility
for housing and planning policy in England, including
funding for England-only bodies such as the Homes
and Communities Agency (HCA). The Mayor of
London is responsible for the functions of the HCA

in London.
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List of proposals

Step 2: Building homes faster

Step 1: Planning for the right
homes in the right places

Making sure every part of the country has an
up-to-date, sufficiently ambitious plan so that
local communities decide where development
should go;

Simplifying plan-making and making it more
transparent, so it's easier for communities to
produce plans and easier for developers to
follow them;

Ensuring that plans start from an honest
assessment of the need for new homes, and that
local authorities work with their neighbours,

so that difficult decisions are not ducked:;

Clarifying what land is available for new housing,
through greater transparency over who owns
land and the options held on it;

Making more land available for homes in the
right places, by maximising the contribution from
brownfield and surplus public land, regenerating
estates, releasing more small and medium-sized
sites, allowing rural communities to grow and
making it easier to build new settlements;

Maintaining existing strong protections for

the Green Belt, and clarifying that Green

Belt boundaries should be amended only in
exceptional circumstances when local authorities
can demonstrate that they have fully examined
all other reasonable options for meeting their
identified housing requirements;

Giving communities a stronger voice in the
design of new housing to drive up the quality and
character of new development, building on the
success of neighbourhood planning; and

Making better use of land for housing

by encouraging higher densities, where
appropriate, such as in urban locations where
there is high housing demand; and by reviewing
space standards.

 Providing greater certainty for authorities that

have planned for new homes and reducing the
scope for local and neighbourhood plans to

be undermined by changing the way that land
supply for housing is assessed;

e Boosting local authority capacity and capability

to deliver, improving the speed and quality
with which planning cases are handled, while
deterring unnecessary appeals;

e Ensuring infrastructure is provided in the

right place at the right time by coordinating
Government investment and through the
targeting of the £2.3bn Housing Infrastructure
Fund;

» Securing timely connections to utilities so that

this does not hold up getting homes built;

e Supporting developers to build out more

quickly by tackling unnecessary delays caused
by planning conditions, facilitating the strategic
licensing of protected species and exploring a
new approach to how developers contribute
toinfrastructure;

e Taking steps to address skills shortages by

growing the construction workforce;

* Holding developers to account for the delivery

of new homes through better and more
transparent data and sharper tools to drive up
delivery; and

* Holding local authorities to account through a

new housing delivery test.
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Step 4: Helping people now

Step 3: Diversifying the market

Backing small and medium-sized builders
to grow, including through the Home
Building Fund;

Supporting custom-build homes with greater
access to land and finance, giving more people
more choice over the design of their home;

Bringing in new contractors through our
Accelerated Construction programme
that can build homes more quickly than
traditional builders;

Encouraging more institutional investors into
housing, including for building more homes
for private rent, and encouraging family-
friendly tenancies;

Supporting housing associations and local
authorities to build more homes; and

Boosting productivity and innovation by
encouraging modern methods of construction
in house building.

Continuing to support people to buy their own
home —through Help to Buy and Starter Homes;

Helping households who are priced out of the
market to afford a decent home that is right for
them through our investment in the Affordable
Homes Programme;

Making renting fairer for tenants;

Taking action to promote transparency and
fairness for the growing number of leaseholders;

Improving neighbourhoods by continuing to
crack down on empty homes, and supporting
areas most affected by second homes;

Encouraging the development of housing that
meets the needs of our future population;

Helping the most vulnerable who need support
with their housing, developing a sustainable
and workable approach to funding supported
housing in the future; and

Doing more to prevent homelessness by
supporting households at risk before they reach
crisis point as well as reducing rough sleeping.
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If we are to build the homes this country
needs, we need to make sure that enough
land is released in the right places, that the
best possible use is made of that land, and that
local communities have control over where
development goes and what it looks like.

This chapter sets out our proposals to:

e make sure every part of the country has an
up-to-date, sufficiently ambitious plan so that
local communities decide where development
should go;

* simplify plan-making and make it more transparent,
so it's easier for communities to produce plans and
easier for developers to follow them;

e ensure that plans start from an honest assessment
of the need for new homes, and that local
authorities work with their neighbours, so that
difficult decisions are not ducked;

* clarify what land is available for new ho