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About the G15 

 

The G15 is the group of London’s largest housing associations. Our members house one in 

ten Londoners and own or manage more than 600,000 homes across the country. We’re 

independent, charitable organisations and all the money we make is reinvested in building 

more affordable homes and delivering services for our residents. Each G15 member is 

different, but we’re all striving towards the same goal – to solve the capital’s housing crisis 

and improve the lives of Londoners. 

 

https://g15.london/ 
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Summary 

The G15 welcomes the review of the National Planning Policy Framework to incorporate a 

greater emphasis on design quality and sustainability. We are particularly enthusiastic about 

the reference to the 17 Sustainable Development Goals, and the renewed focus on the role 

played by well-designed, beautiful and safe places in achieving the social objectives of 

sustainable development. 

We also welcome the introduction of a National Model Design Code, setting national criteria 

and guidance on design codes in relation to quality, safety and sustainability. We believe 

that the integration of such criteria into local plans will ensure consistency and compliance. 

We are however concerned about the proposed changes to limit the use of Article 4 

directions, as they stand. Limiting the use of Article 4 to the smallest geographical area 

possible is too prescriptive as it does not allow enough flexibility to accommodate rapid 

change in local socio-economic needs over the medium- and long-term. 

With regards to conversions to residential, in our latest response to the Government’s 

consultation on supporting housing delivery we agreed that housing has a role to play in 

reimagining our town centres and, given the pervading housing crisis we are currently 

witnessing, as well as the decline in local retail, it is reasonable to assume that conversions 

to residential can contribute to increased housing supply in our cities. 

However, we also emphasised that the implementation of changes of use to residential 

should take regard of the long-term impact of conversions on the provision of essential 

community facilities – such as nurses or GP practices – as well as considerations on the role 

played by mixed-use neighbourhoods in preserving the dynamism of local economies. 

We are concerned that a widespread recourse to permitted development rights might in fact 

counteract the National Planning Policy Framework’s requirement to achieve healthy, 

inclusive and safe places with the right mix of housing, amenities, facilities and services a 

community needs. 

In this context, we reiterate our stance that local authorities should be granted a certain 

degree of flexibility to put forward specific areas that they want to exclude from PDR, in order 

to preserve their ability to promptly react to changing socio-economic circumstances, and 

grant local people and communities a space for investing in future business and social care 

opportunities. 

 

 

 

 

 

 

 

 

 

https://s3.eu-west-2.amazonaws.com/jfd-g15/G15-Response-to-supporting-housing-delivery-consultation-February-2021.pdf
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Questionnaire 

National Planning Policy Framework 

Chapter 2: Achieving sustainable development 

We agree with the changes proposed in Chapter 2, incorporating references to the 17 

Sustainable Development Goals, and emphasising the importance of well-designed, 

beautiful and safe places in achieving the social objectives of sustainable development. 

 

Chapter 3: Plan-making 

We agree with the proposed changes to par. 22, especially in relation to setting a long-term 

vision – of at least 30 years – for local strategies that include larger-scale developments. 

We also agree with proposed changes to par. 35, highlighting that local plans and spatial 

development strategies should be consistent with most up to date national policies, including 

Written Ministerial Statements, for instance. In addition to this, it would be important to set a 

timeline for local plans to effectively adjust to national policy updates. 

 

Chapter 4: Decision making 

With regards to conversions to residential, we agree that the removal of national permitted 

development rights (PDRs) should be driven by evidence-based considerations of adverse 

impact within a certain area. 

Nevertheless, we believe that the proposed changes to limit the use of Article 4 directions to 

the smallest geographical area possible is too prescriptive as it does not allow enough 

flexibility to accommodate rapid change in local socio-economic needs over the medium- 

and long-term. Similarly, we believe that limiting the use of Article 4 on the basis of ‘national 

interest’ sets the bar too high as it does not account for local circumstances. 

In our recent response to the Government’s consultation on supporting housing delivery, we 

agreed that housing has a role to play in reimagining our town centres and, given the 

pervading housing crisis we are currently witnessing, as well as the decline in local retail, it is 

reasonable to assume that conversions to residential can contribute to increased housing 

supply in our cities. 

However, we also emphasised that the implementation of changes of use to residential 

should take regard of the long-term impact of conversions on the provision of essential 

community facilities – such as nurses or GP practices – as well as considerations on the role 

played by mixed-use neighbourhoods in preserving the dynamism of local economies. 

We are concerned that a widespread recourse to permitted development rights might in fact 

counteract the National Planning Policy Framework’s requirement to achieve healthy, 

inclusive and safe places with the right mix of housing, amenities, facilities and services a 

community needs. 

In this context, we reiterate our stance that local authorities should be granted a certain 

degree of flexibility to put forward specific areas that they want to exclude from PDR, in order 

to preserve their ability to promptly react to changing socio-economic circumstances, and 

https://s3.eu-west-2.amazonaws.com/jfd-g15/G15-Response-to-supporting-housing-delivery-consultation-February-2021.pdf
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grant local people and communities a space for investing in future business and social care 

opportunities. 

This approach is consistent with Policy Proposition 25 from the Building Better, Building 

Beautiful Commission, underlining the role that high streets and town centres can play in 

delivering the ‘building back better’ agenda, and contributing to the creation of healthy 

neighbourhoods and thriving communities. 

 

Chapter 5: Delivering a wide choice of high-quality homes 

We acknowledge the amendment to par. 65, clarifying that, where major development 

involving the provision of housing is proposed, planning policies and decisions should expect 

at least 10% of the total number of homes to be available for affordable home ownership. 

We agree with the other proposed changes to Chapter 4, especially around the use of 

masterplans and design codes to secure a variety of well-designed and beautiful homes to 

meet the needs of different groups in the community, as per par. 73. 

 

Chapter 8: Promoting healthy and safe communities 

We agree with the proposed minor changes to Chapter 8 around attractive pedestrian and 

cycle routes, and access to high quality open spaces. 

 

Chapter 9: Promoting sustainable transport 

We agree that, in assessing sites that may be allocated for development in plans, or specific 

applications for development, it should be ensured that the design of streets, parking areas, 

other transport elements and the content of associated standards reflects current national 

guidance, including the National Design Guide and the National Model Design Code. 

 

Chapter 11: Making effective use of land 

We agree with the proposed minor changes to Chapter 11 around area-based character 

assessments, and the helpful role of codes and masterplans in helping to ensure that land is 

used efficiently while also creating beautiful and sustainable places. 

 

Chapter 12: Achieving well-designed places 

We agree with the proposed changes to Chapter 12, especially around the increased 

position of neighbourhood planning groups in informing local design policy, and the 

expectation that all local planning authorities should prepare design guides or codes 

consistent with the principles set out in the National Design Guide and National Model 

Design Code. 

As we mentioned in our previous response to the ‘Planning for the Future’ consultation, we 

welcome the introduction of a National Model Design Code, setting national criteria and 

guidance on design codes in relation to quality, safety and sustainability. Incorporating these 

https://s3.eu-west-2.amazonaws.com/jfd-g15/G15-Response-to-Planning-for-the-future.pdf
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into local plans will ensure consistency and compliance. However, developers should retain 

significant flexibility around layout and architecture, subject to local codes. 

Finally, we agree that trees make an important contribution to the character and quality of 

urban environments, and can also help mitigate and adapt to climate change. We are 

therefore supportive of the idea that planning policies and decisions should ensure that new 

streets are tree-lined, as long as practicalities are taken into account in relation to tree 

planting and long-term maintenance. 

 

Chapter 13: Protecting the Green Belt 

We acknowledge the minor clarification at par. 149. 

 

Chapter 14: Meeting the challenge of climate change, flooding and coastal change 

We agree with the proposed changes around planning and flood risk. 

 

Chapter 15: Conserving and enhancing the natural environment 

We agree that, when determining planning applications, local planning authorities should 

pursue opportunities to improve biodiversity in and around developments as an integral part 

of their design, especially where this can secure measurable net gains for biodiversity and 

enhance public access to nature. 

 

Chapter 16: Conserving and enhancing the historic environment 

We acknowledge the clarification around statues, plaques or memorials. 

 

Chapter 17: Facilitating the sustainable use of minerals 

NA 
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National Model Design Code 

We would be grateful for your views on the National Model Design Code, in terms of 

a) the content of the guidance 

b) the application and use of the guidance 

c) the approach to community engagement 

 

As we mentioned in our previous response to the ‘Planning for the Future’ consultation, we 

welcome the introduction of a National Model Design Code, setting national criteria and 

guidance on design codes in relation to quality, safety and sustainability. 

Our observations on content, application of the guidance, and approach to community 

engagement are set out below: 

A) Content 

The National Model Design Code is very useful in setting out the rules for town planning 

in general terms, that is, street hierarchy, urban form, existing typical densities, and so 

on. 

However, it is not very ambitious in that it assumes that local context, as it exists, is the 

desired objective in planning and urban growth. In this regard, the national code should 

provide an opportunity to effectively improve the local context, while at the same time 

creating higher standards of build quality and therefore reduced energy costs. For 

example, if district heating is a planning goal for sustainable development, higher density 

flatted blocks would be better than individual houses. 

Consideration should be given in the national code for urban repair where a focus on car 

travel and highway improvements have eroded the urban form of towns and cities in the 

UK.  

The national code should also allow a level of flexibility in relation to the concepts of 

‘beauty’ and ‘local characters’, refraining from the adoption of rigid definitions that would 

hamper innovation and make it significantly more expensive to build homes. Developing 

design codes without due reference to practical concerns, such as deliverability and 

viability, would be especially detrimental to the delivery of affordable housing. 

In addition, the national code should also not be too prescriptive about the quantum of 

homes on given sites, to allow local planning authorities enough flexibility to meet local 

needs and requirements. 

 

B) Application and use 

With regards to the implementation, it would be important to clarify how local design 

codes will operate in relation to the national code. We believe that local design codes 

should cover location-specific regulation, rather than repeating or superseding regional 

or national policy. 

Principles of design codes should be determined centrally and incorporated within local 

plans to ensure consistency and compliance. The adoption and execution process needs 

to be adequately resourced, properly consulted on and regularly enforced at the national 

level. 

https://s3.eu-west-2.amazonaws.com/jfd-g15/G15-Response-to-Planning-for-the-future.pdf
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Particularly, it is necessary to provide clarity on how new schemes are expected to 

comply with required standards in relation to building safety – for example construction 

materials, design of fire safety escape routes, and accessibility. 

The stated intention in the Code is that local authorities produce local design codes and 

guidance, together with an overarching design vision and objectives. This approach fails 

to take into account the range of building types and building expression that characterise 

most towns and cities in the UK.  

 

C) Approach to community engagement 

Extract from par. 14: ‘When preparing design codes and guides, communities need to 

be involved at each stage of the process in order to gain measurable community 

support that is appropriate for the scale and location of new development. This will 

address the ambition in a new planning system to bring democracy forward so that 

communities decide what good design means locally and that this is enshrined in 

design codes and guides.’ 

We support a collaborative process with local communities, aimed at achieving healthy 

and sustainable urban growth. Particularly, greater community involvement in the 

production of local design codes is consistent with the ambition to move local democracy 

upstream, granting people a stronger voice in shaping their neighbourhoods. 

However, we believe that increased community engagement should not come at the 

expense of crucial opportunities for intensification, especially in those areas where 

housing demand is highest. There is the risk that key aspects of sustainable growth 

might be lost if local communities were to firmly exclude the possibility of developing at 

higher densities. 

Some specific considerations are stated below: 

- Land scarcity is a key component in any discussion on growth, and building at low 

density in areas of high housing demand should be discouraged in the guidance. 

 

- Higher density housing allows for greater amenity space for all residents rather than 

individual building plots. 

 

- Individual building plots require a higher take-up of infrastructure to achieve low 

density development. 

 

- Detached houses are likely the least sustainable form of new development, with 

external walls to all sides unlike a flat, yet these may sometimes be preferred by local 

communities on account of preserving the local character. 

Finally, community engagement may set goals for car ownership that go against the 

overarching objective of sustainable development. It is impractical to suggest, as the 

Code does, that cars will be concealed in decks or underground car parks. Policy should 

nudge behaviour as it has done in London by discouraging car use and ownership and 

promoting more sustainable transport. 
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Public Sector Equality Duty 

We would be grateful for your comments on any potential impacts under the Public 

Sector Equality Duty. 

Proposed restrictions to the use of Article 4 directions might restrain local authorities’ ability 

to oppose widespread conversions to residential that might potentially exacerbate inequality. 

In our latest response to the consultation on ‘Supporting housing delivery and public service 

infrastructure’ we mentioned that Government’s proposals around permitted development 

rights fail to account for the provision of affordable housing, which would indirectly damage 

who is in urgent need for a decent and affordable home. 

Considering that the pandemic-induced crisis has been having a disproportionate impact on 

BAME communities – both in terms of health issues and financial repercussions – larger 

proportions of BAME people might be in higher need for affordable housing once the 

pandemic is over. 

Moreover, whilst the pandemic represents another blow for communities with protected 

characteristics, there is a long history of structural inequality which coincides with poorer 

economic outcomes and poorer housing. Along with concerns around quality, design and 

commercial amenities, unfettered conversions to residential could further entrench 

inequalities. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://s3.eu-west-2.amazonaws.com/jfd-g15/G15-Response-to-supporting-housing-delivery-consultation-February-2021.pdf
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For more information, please contact: 

G15@networkhomes.org.uk 

mailto:G15@networkhomes.org.uk

