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Planning and Infrastructure Bill - Better Planning Coalition briefing for Lords 
second reading 
 
About the Better Planning Coalition 
The Better Planning Coalition (BPC) represents over 30 organisations working across the 
environment, housing, planning, landscape, heritage and transport sectors with one 
common goal: a planning system fit for climate, nature and people.  
 
The outcomes we need from planning 
Our members have come together because we want the planning system to deliver 
outcomes in the public interest. Our vision for the planning system is one that: 

● Supports sustainable development across the country and the infrastructure needed 
to achieve this 

● Ensures accelerated action to meet the UK’s carbon budgets with climate friendly 
development which is resilient to the impacts of a changing climate 

● Tackles the failures in the housing market, with a new generation of high standard 
social rented homes, reuse of existing buildings and with national and local 
government working together to deliver the homes the country needs 

● Supports nature’s recovery through protecting 30% of UK land and sea for nature by 
2030, managing the competing demands on land by guiding development to the 
right locations and with new developments designed and delivered in a way that 
delivers benefits for habitats and species 

● Creates places where people want to live shaped around zero carbon active travel 
and with high-quality design standards and community infrastructure with accessible 
local green spaces and heritage 

 
A better planning system  
A better planning system is essential to deliver these outcomes and tackle the housing, 
climate, health and nature crises. But the planning system cannot stand still in the face of 
these challenges and needs reinvestment after years of decline.  
 
A better planning system needs a clear core purpose to drive collaborative behaviour and a 
shared vision across stakeholders and in national, strategic and local plans.  
 
It needs planning authorities who can act as strategic master planners with the resources 
and skills needed to adopt consistent modern planning practices with up-to-date data, 
digital capabilities and design-led processes. 
 
And it needs genuine and accessible community participation and accountability throughout 
the planning process to build public trust and confidence.  
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The Planning and Infrastructure Bill 
The Bill has two main aims –  

● To speed up infrastructure approval under the Nationally Significant Infrastructure 
Projects (NSIP) and Transport Works Act regimes (part 1), and for new electricity 
infrastructure; and 

● To remove perceived barriers to private delivery of homes (part 2 and 3) 
 
Additionally, part 4 on development corporations and part 5 on compulsory purchase 
should help public sector led development in the longer-term.  
 
The NSIP process was expressly designed by the last Labour government to speed up 
infrastructure planning. It is right to look at whether that system is working as well as it 
should. But we should also look at whether, almost two decades on from the 2008 Planning 
Act, the system contributes enough to delivering the UK’s legally binding net zero target. 
 
We have concerns about whether abolishing statutory pre-application consultation in the 
NSIP regime will free up developers to be more imaginative in their approach to 
consultation or whether weak statutory guidance on pre-application consultation (which will 
replace statutory requirements) could see some developers cut back on this engagement at 
the expense of communities and the environment. 
 
On housing, the Government has persuaded the Office of Budget Responsibility to increase 
their economic growth forecasts on the basis of increases in the quantity of homes to be 
built through increased land allocations for development (primarily through raised housing 
targets and the new “grey belt” policy). We now need to see how the Government will 
deliver on the quality and affordability of housing as well as quantity. 
 
In our view Government planning policy remains too reliant on trying to get the large 
volume developers to deliver nearly all of the increase in new housing (which they have 
never delivered in the past) and to achieve this by reducing local democratic oversight and 
reducing important protections for nature and heritage in the planning system. The aim, in 
the Minister for Planning and Housing’s words at Committee, is that an “oversupply” of 
planning permissions and therefore greenfield land release will deliver an increase in private 
housing delivery.1  
 
We would like instead to see a greater emphasis on a mix of tenures, focusing on increasing 
social housing delivery and on the quality of new development, while ensuring communities 
are able to have their voice heard in the planning system.  
 
Given the scale of housing and infrastructure development facing communities and current 
low levels of trust in public institutions and business, there is a very real risk of a backlash 
against development the country needs if people do not feel they can have a voice on 
where and how that development is delivered.   
 

 
1 Planning and Infrastructure Bill House of Commons Committee Tuesday 13 May 2025 
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Our priorities for the Bill 
We would therefore like to see the Bill strengthened in the following areas, all of which 
would be consistent with the overall intent of the Bill. 
 

1. Ensuring important protections for nature and heritage are maintained 
● Clause 41 which disapplies heritage protections for transport projects should be 

removed or greater clarity provided on what safeguards will be provided 
● Part 3 of the Bill (which allows for the disapplication of natural environment 

protections where developers pay to support an Environmental Delivery Plan) is 
unacceptable as it stands and needs major changes. It poses a serious risk to 
nature and the integrity of environmental law. The Office for Environmental 
Protection (OEP) has issued formal advice that the Bill would reduce 
environmental protection, representing a regression in environmental law.2 We 
are supporting the calls from Wildlife and Countryside Link3 for changes to the 
Bill, including to ensure the test for approving Environmental Delivery Plans is 
made more robust and that they do not undermine the mitigation hierarchy (the 
long-established principle of environmental law that development should first 
seek to avoid, then reduce and only then compensate for environmental harm). 

 
2. Providing greater clarity on how the different national, departmental, sub-regional 

and local authority plans will be integrated to tackle the major challenges of our time 
including housing, climate change, health and nature4  
● Unlike many other legal frameworks, planning has no meaningful legal purpose 

which applies to the whole system. This lack of direction leads to confusion 
about what the system is meant to deliver, undermining public trust and 
contributing to poor outcomes for communities and the environment. We call for 
a new clause in the Bill setting out the purpose of planning (based on sustainable 
development) and that those exercising a planning function must do so in a 
manner that is compatible with that purpose 

● The Climate Change Committee (CCC) has repeatedly called for reform of the 
planning system to embed consideration of climate change. The Net Zero 
Review5 also included this as a key recommendation. A ‘climate duty’ has existed 
in relation to local plan making since 2008 but research undertaken by the 
Campaign to Protect Rural England found little evidence of meaningful action to 
tackle climate change in recently adopted local plans.6 We are therefore calling 

 
2 OEP gives advice to Government on the Planning and Infrastructure Bill, Office for Environmental Protection, 

May 2025 
3 See Wildlife and Countryside Link briefings 
4 The new 10 Year Infrastructure Strategy sets out the desire for greater coordination of sectoral spatial 
strategies (such as the Strategic Spatial Energy Plan or rail investment process) and through into sub-regional 
spatial development strategies introduced in the Planning and Infrastructure Bill. But it does not include 
statutory underpinning nor clear policy for this new framework, and potentially sets up a conflict between the 
Treasury and the National Infrastructure and Service Transformation Authority (which reports to HMT) who 
are developing a new national infrastructure spatial tool and Defra who are developing the land use 
framework. 
5 Net Zero Review Final Report, for HM Treasury, October 2021 
6 Climate emergency: time for planning to get on the case, CPRE, March 2022 

https://www.theoep.org.uk/report/oep-gives-advice-government-planning-and-infrastructure-bill
https://www.wcl.org.uk/landuseplanning.asp
https://www.gov.uk/government/publications/net-zero-review-final-report
https://www.cpre.org.uk/resources/climate-emergency-time-for-planning-to-get-on-the-case/
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for a new clause for a mandatory duty on the Secretary of State and planning 
bodies to have special regard to the mitigation of, and adaptation to, climate 
change in their functions 

 
3. Ensuring effective democratic oversight, community engagement and the right to be 

heard in plan development and development decisions 
● Reducing communities’ opportunities to engage in formal engagement and 

consultation processes around development will not mean that communities no 

longer have a view but instead likely lead to greater resentment and absolute 

opposition to development expressed online and in other forms of protest.  

● The promised draft statutory guidance on pre-application consultation in the 

NSIP regime should be published during the Bill’s passage so that 

Parliamentarians can see the implications of the abolition of statutory 

consultation. This is particularly important in light of the Government’s 

amendment at Report stage (Clause 8) regarding the requirement for the 

Examiner to take procedural decisions in light of the initial assessment of 

principle issues.  Ensuring that pre-application consultation allows for 

transparent and meaningful engagement by communities and interested parties 

to enable matters raised by them to be identified as part of this initial process 

will be important to delivering positive outcomes 

● Clause 51 (giving powers to the Secretary of State to set out what decisions local 

planning committees will be allowed to decide on) should be amended to make 

clear that there will be flexibility for local authorities to call in smaller 

applications to committee when there are clear issues raised of non-compliance 

with key policies such as on affordable housing 

● Replace clause 52(12I) subsection (5) which says that "no person is to have a 

right to be heard at an examination in public" with amended wording to allow 

those making representations to be given the opportunity to appear before 

those carrying out the examination 

4. Ensuring the delivery of social and affordable homes 
● London’s deputy mayor for planning and regeneration Jules Pipe has described 

the current model for delivering affordable homes as “just building market 
homes and tithing a certain percentage” for affordable homes and that this does 
not deliver the social and affordable homes needed.7 The Bill itself does little to 
change this 

● The Minister for Planning and Housing rejected targets for social housing at 
Report stage in the Commons because of the unsettled state of the sector and 
the need to clarify funding in the spending review. Now the spending review has 
confirmed an increase in funding and over a longer period, the Bill should be 
amended to require national and local plans to set specific quotas for affordable 
and social housing 

 
7 Deputy Mayor: London housing targets an ‘intellectual exercise’ without ‘enormous’ public subsidy, 

OnLondon, 10 June 2025   

https://www.onlondon.co.uk/deputy-mayor-london-housing-targets-an-intellectual-exercise-without-enormous-public-subsidy/
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● The National Audit Office’s recent report8 on developer contributions found that 
viability assessments can be manipulated by developers, weakening the 
provision of affordable housing as well as much needed infrastructure. During 
the passage of the Bill in the Commons, many MPs raised issues about 
developers negotiating down their contributions to affordable housing. MHCLG 
has promised updated guidance on viability but this has yet to be published. The 
Bill could be amended to compel the publication of this guidance and/or legal 
duties to deliver on promised affordable homes and community infrastructure 

● The Bill is a missed opportunity to clarify the term “affordable housing”. The 
overall designation of "affordable housing" should be redefined in the Planning 
and Infrastructure Bill. The term currently includes not just social rent, but 
shared ownership, Rent to Buy, and rent at 80% of market value. None relate to 
local incomes or market rent levels. Therefore “social rented 1 housing”, 
particularly new build, can be unaffordable for those on low incomes if the rents 
are for example set with regard to market value rather than actual income. Social 
rent must be defined as a separate category of housing provision specifically 
aimed at meeting the most acute needs for those on the lowest incomes. Any 
affordable housing provision intended to come from the Bill should be for social 
rent homes within this definition of low income according to area. 

● It is essential that new homes and neighbourhoods are built to a high quality to 
support rather than undermine people’s health, wellbeing and life chances9. 
Fragmented and weak regulations and a weakened planning system are resulting 
in poor quality and poorly located new homes that harm people’s health and 
exacerbate health inequalities.10 The failings of the current system are all too 
evident in the poor quality housing being produced through permitted 
development, as well as car-dependent, substandard new homes being produced 
around the country.11 The Bill should be amended to positively promote healthy 
homes and neighbourhoods.  

 
 
Contact details:  
Richard Hebditch 
Better Planning Coalition coordinator  
richard@betterplanningcoalition.com 
07970 177441 
 

 
8 Improving local areas through developer funding, National Audit Office, June 2025  
9 Spatial planning for health: evidence review, Public Health England, July 2017 
10 See, for example, Understanding how to create healthier places: A qualitative study exploring the complex 

system of urban development decision-making - ScienceDirect – Le Gouais et al, 2023 
11 Permitted development rights, health and housing – parliamentary briefing, TCPA, December 2024  

mailto:richard@betterplanningcoalition.com
https://www.nao.org.uk/reports/improving-local-areas-through-developer-funding/
https://www.gov.uk/government/publications/spatial-planning-for-health-evidence-review
https://www.sciencedirect.com/science/article/pii/S1353829223000606
https://www.sciencedirect.com/science/article/pii/S1353829223000606
https://www.tcpa.org.uk/resources/permitted-development-rights-health-and-housing-parliamentary-briefing/

