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Planning Powers for Mayors'

Community Planning Alliance Response

Question 1

Do you agree with the proposed PSI (potential strategic importance) application categories
for areas outside of London, as set out in Annex A?

Partially disagree

Please provide reasons why, please reference specific categories.

We must highlight the huge concern of communities that their access to democracy is
being weakened. This is contrary to the Civil Society Covenant? which suggests that the
government will “promote patrticipation and inclusion by involving people in decisions that
affect their lives, ensuring their voices are heard and removing barriers to democratic
participation”.

Contrarily, the government’s recent letter to Ministers® confirms that citizens will be further
excluded from influencing the plans for their areas and we are already aware that
lobbyists and developers have far more access to politicians than citizens or communities.
Giving Mayors the power to grant planning permission without the need for a planning
application to be submitted could be open to widespread abuse.

We appreciate that consultation is mentioned but without more explicit requirements to
consult with the public, trust will be severely damaged and the current considerable
imbalance in the planning system (against communities) will become even more amplified.

We would also encourage the government to stop punishing and blaming councils and
communities for developer non-delivery. As has already been seen, the weakening of
planning rules has not resulted in an upturn in the commencement of development
schemes. We believe that these powers will increase developer profits and shareholder
dividends, but they are unlikely to achieve the government’s aims.

In relation to the specific categories, clear definitions MUST be included, and Mayors
should be explicitly accountable for protecting the health and wellbeing of their
communities.

Building Height: Overly dominant development leading to loss of light, privacy or amenity
(including warehousing, distribution centres and data centres) should be set at a much
lower level than 30m (we propose 15m). There should be a requirement for any
development exceeding this height (15m) to be located at least 500m from residential
properties (and there should be a standard set of planning conditions, including
requirements such as operating hours, to ensure citizens are not impacted by flooding or
air, noise, light, vibration, dust and water pollution).

1 https://www.gov.uk/government/consultations/planning-powers-for-mayors-in-england/planning-
powers-for-mayors-in-england

2 https://www.gov.uk/government/publications/civil-society-covenant/civil-society-covenant

3 https://www.gov.uk/government/publications/the-simplification-and-agency-of-government-letter-to-
all-ministers/the-simplification-and-agency-of-government-letter-to-all-ministers
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Clarity on such issues will protect Mayors from any subsequent public outcry following a
decision such as those set out in our recent report* (Besieged by B8s). It cannot be either
productive or a good use of public money to have to defend such decisions either in the
courts or in the media.

Energy Development: Mayors should be directed to ensure solar is mounted on rooftops,
not best and most versatile agricultural land. They should also be required to refuse any
application that cannot be connected to the grid (as innovations are resulting in frequently
changing requirements, some of which may result in less land-take being required).
Applications that could result in an unreasonable risk for local communities (such as the
fire and toxic fume risk of Battery Energy Storage Systems) or that are located in an
employment zone but will not deliver permanent local jobs, should also be refused.

Question 2

Do you propose any other categories of development which should be considered a PSI
application, including in London?

Please reference the particular category if you are proposing amendments to it.

Environment/Ecology:

There is no category to address the public sector’'s enhanced biodiversity duty®. This
strengthened duty was mandated in the Environment Act 2021. The mayors’ strategy
documents should include the requirement to identify and deliver how such improvements
will be made in their area.

In addition, any development impacting an irreplaceable habitat, a conservation area, a
national landscape or a national park should be included in the PSI powers.

Sustainable Freight Transport:

PSI powers should include sustainable freight transport options. Mayors should be
actively calling for investment in, and genuine prioritisation of, sustainable freight transport
and should be required to ensure that any development that results in a cumulative total of
more than 1,000 HGV movements a day on a specific road must be supported by
sustainable freight transport options (noting that freight interchanges should be located in
sustainable locations).

Housing Targets:

Oddly, the government is not proposing that Mayors get powers to, for example, set their
own housing targets, that meet the specific needs of their communities, or even powers to
define type, tenure and price.

Prioritisation of Brownfield:

Mayors should give precedence to brownfield land when considering or approving MDOs
and/or in their SDS. They should be required to assess and review the available
brownfield sites in their areas. This can only be done with the help of communities and,
whilst we anticipate that LPAs will continue to produce their land supply data, Mayors
must drive the focus of all major development for housing or commercial/infrastructure
onto brownfield sites.

4 https://communityplanningalliance.org/wp-content/uploads/2026/01/251201 CPA-Report-
BESIEGED-BY-B8-WAREHOUSES Dec25.pdf
5 https://www.gov.uk/guidance/complying-with-the-biodiversity-duty
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Empty Homes and Commercial Properties:

Mayors should also be required to drive down the number of empty properties and bring
them back into use.

Community Priorities:

The government’s own response on the Reform of Planning Committees® opens with the
statement that "Planning is principally a local activity because decisions about what
to build and where should be shaped by local communities and reflect the views of
local residents”.

These Mayoral powers should bring some balance into the planning system by giving
communities the opportunity to appeal should any development that is proposed to be
approved not comply with local, regional or national policy requirements.

Mayors should be accountable for protecting the health and wellbeing of their communities
and should be able to direct conditions that would impose financial compensation on
developments that cause financial, mental or physical health issues for their citizens (such
as those experienced by the community in Astley, which the government is well aware of)

Mayors should also be able to direct that a Residential Visual Amenity Assessment
(RVAA) is a requirement for any overly dominant development to determine if it will alter
private residential views enough to render a property an unattractive, unpleasant place to
live.

Question 3

Should mayors outside of London be able to call in Category 3J (50 homes or more)
applications where local planning authorities are minded to refuse?

No

Please provide reasons why.

Providing the means for Mayors to force through decisions that have been rejected by
LPAs and/or communities is not empowerment, it is merely the government finding a way
to bypass local democracy.

Question 4

Do you agree that the scope of powers to intervene in relation to PSI applications should
expand as a SDS is progressed?

Partially disagree

Please provide reasons why.

We are concerned that there is currently insufficient scrutiny to ensure the system is not
abused as a consequence of developers and landowners cosying up to Mayors to
encourage approval of unsustainable development.

6 https://www.gov.uk/government/consultations/reform-of-planning-committees-technical-
consultation/outcome/reform-of-planning-committees-technical-consultation-government-response
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Question 5

Do you agree that where a SDS is not yet adopted, a decision by a mayor to either direct
refusal or call in a PSI application will need to be justified in respect to growth?

Strongly agree

Please provide reasons why.

Justification should be provided for all public sector decisions (not just in respect of growth
but also sustainability, cost effective use of public funds (where required) and impact on
natural capital assets).

Question 6

Do you agree with the proposed criteria for mayors to use their PSI application powers
following adoption of a SDS?

Partially agree

Please provide reasons why.

Mayors should be able to use their powers where an application will not result in
sustainable development, as a result of, for example, a lack of sustainable passenger
and/or freight transport, the loss of, harm to or fragmentation of natural capital assets
and/or increased risk to citizens (as a consequence of flooding, pollution or
contamination).

Question 7

Do you agree with the proposed approach to written representations for called-in PSI
applications?

Strongly disagree

Please provide reasons why.

The consultation material currently suggests that the Mayor can determine who is able to
make written representations.

It MUST be clear that written representations can be made by:
. members of the public
. groups representing affected communities
. statutory consultees
. Parish Councils

. Neighbourhood Forums.
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Question 8

Do you agree to the approach to exclude centrally led UDCs or NTDCs from a mayor’s
powers to direct refusal and call in PSI applications?

Strongly disagree

Please provide reasons why.

How can a Mayor produce and deliver an SDS if there is significant strategic development
which is deemed to be outside of their powers.

Question 9

Do you have any suggestions for minor and/or technical changes to the PSI application
procedure?

No

Please provide details.

Question 10

Do you agree that Mayoral Developments Orders cannot be used for Schedule 1 EIA
Development?

Strongly agree

Please provide reasons why.

It is essential that any significant environmental effects are appropriately identified and
avoided.

In addition, it is important that the process provides certainty and reduced risk for
communities (as well as developers). Speeding up decision-making MUST NOT result in
greater harms for affected communities.

Question 11

Do you agree that Mayoral Development Orders cannot be used for minerals development?

Strongly agree

Please provide reasons why.

It is essential that any significant environmental effects are appropriately identified and
avoided.

Question 12

Do you agree with the proposed approach to preparing a Mayoral Development Order?
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Partially agree

Please provide reasons why.

All technical assessments and ES must comply with the principles set out in the
government’s Green Claims Code’. In relation to any and all environmental claims in the
documentation:

e claims must be truthful and accurate

e claims must be clear and unambiguous

e claims must not omit or hide important relevant information

e comparisons must be fair and meaningful

e claims must consider the full life cycle of the product or service
e claims must be substantiated

These are sensible principles which should not give rise to any concerns from
professionals involved in planning. In addition, compliance with these principles provides
significant protection for the most vulnerable in our society who may not have the skills to
articulate their concerns (we are able to give many examples of planning documentation
and ES that do not comply, which should not be acceptable to anyone in government).

All such assessments should be undertaken by an independent consultant (funded by the
developer but commissioned by the Mayor) to ensure there is no bias in the outputs.

There should be specific procedures to scrutinise the MDO to ensure there is no collusion
or abuse of power (such as relatives of the Mayor benefiting from an MDO, or evidence of
lobbying to secure approval of inappropriate or unsustainable development).

Question 13

Do you agree with the proposed approach to publicity and consultation of a Mayoral
Development Order?

Partially agree

Please provide reasons why.

Publication should include wide publicity in the media to ensure communities and
residents who may be affected are notified. They should not find out when the diggers
turn up!

One site notice will not be sufficient. These are major developments, typically on large
sites. The number of notices should be appropriate to the size of the site and reasonable
routes on, through and around it.

The Mayor should also write to each impacted relevant community group (such as, for
example, CPA, CPRE, Wildlife Trusts, Ramblers, local community representatives)

Consultation must not take place over holiday periods (such as publishing the MDO on
Christmas Eve, the day before Easter holidays, in August).

7 https://www.gov.uk/government/publications/green-claims-code-making-environmental-
claims/environmental-claims-on-goods-and-services

CPA Response: Planning Powers for Mayors Page 6 of 10



https://www.gov.uk/government/publications/green-claims-code-making-environmental-claims/environmental-claims-on-goods-and-services
https://www.gov.uk/government/publications/green-claims-code-making-environmental-claims/environmental-claims-on-goods-and-services

WWW.COMMUNITYPLANNINGALLIANCE.ORG

Consultation must comply with the Gunning Principles?, including giving conscientious
consideration to the representations submitted.

As mentioned above, the Mayor must protect existing communities from the impact of
development. This may mean that the MDO will impose conditions on the development in
relation to flooding, air, noise, light, vibration, dust and water pollution.

Mayors should appoint a Citizens’ Planning Advocate to ensure communities are made
fully aware of each Mayoral Development Order and its potential impact on their lives and
livelihoods. The Citizens’ Planning Advocate should be able to provide help and support
to those wishing to make a representation about a Mayoral development.

8 https://www.local.gov.uk/sites/default/files/documents/The%20Gunning%20Principles.pdf
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Question 20

Should the CIL regulations require mayors to take account of local tier authority CIL rates
when setting their own rates?

Please provide your reasons.

Question 21

Are there further conditions or requirements (i.e. beyond those which already exist, and
those proposed in this consultation) that mayors should need to fulfil before they can charge
MCIL?

Question 22

Do you agree that MCIL outside of London should be capable of funding a broader range of
strategic infrastructure than the current model in London (which funds strategic transport
infrastructure only)?

Please provide reasons why.

Question 23

What type of strategic infrastructure do you think MCIL should be capable of being used to
fund, and how might this affect rate-setting?

Question 24

Could there be exceptional cases where it would be appropriate for MCIL to fund matters in
an area that would usually sit within a single local tier authority’s responsibilities?

Please provide more detail.

Question 25

How can the collection of MCIL work simply and effectively in all circumstances, including
when the local tier authority does not charge its own CIL?

Question 26

Do you have any other observations or comments on the expanded MCIL proposals, or
anything related to them?

Question 27

Do you agree to removal of the restriction that LDOs cannot be used to grant planning
permission for development affecting listed buildings?

Partially agree

Please provide reasons why.
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Additional protections must be introduced to ensure that planning permission does not
destroy cultural and historic assets and artefacts.

Question 28
Do you agree that Local Development Orders cannot be used for minerals development?

Strongly agree

Please provide reasons why.

It is essential that any significant environmental effects are appropriately identified and
avoided.

Question 29

Do you have any further minor technical changes to the Local Development Order
procedure?

No

If yes, please provide more detail.

Question 30

Do you have any views on the implications of the proposals in this consultation for you, or
the group or business you represent, and on anyone with a relevant protected
characteristic?

Yes

If yes, please explain who, which groups, including those with protected characteristics, or
which businesses may be impacted and how.

Without sustainable passenger and freight transport, major development is carfHGV
dependent, and the resulting air, noise, light, vibration, dust and water pollution has a
disproportionate effect on the most vulnerable in our society.

Question 31

Is there anything that could be done to mitigate any impact identified?

Yes

If yes, please provide more detail.

Mayors must prioritise the implementation of sustainable passenger and freight transport
in advance of the approval of major developments.

Mayors must also insist that sustainable passenger and freight transport is prioritised in
their districts and by developers working in their areas.
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Question 32

Do you have any views on the implications of these proposals for the considerations of the 5
environmental principles identified in the Environment Act 20217

Yes.

As mentioned above, the principles of the Green Claims Code MUST be adhered to in all
planning related documentation.

Mayoral policies and SDS MUST ensure development is genuinely sustainable.

The Mitigation Hierarchy MUST be followed (rather than the avoidance principle being
ignored)

Mayors MUST be responsible and accountable for protecting their residents — the ‘polluter
pays’, for example, is not beneficial if irreversible environmental, ecological or health-
related harms have been caused to humans, wildlife or land.

Mayors (and the planning process in general) MUST consider official data sources (such
as the ONS) rather than using unverified information provided by developers or lobbyists.

Kind regards

Marj Powner

Vice Chair

Community Planning Alliance
07801917375

About the Community Planning Alliance

The Community Planning Alliance® is a national umbrella group for over 700 communities™?,
all are campaigning against inappropriate development in their areas, and all disagree that
decisions are being made in the ‘public interest’. We have extensive knowledge and
experience of the planning system, and our aims include seeking increased community
participation, better environmental protections and the right homes and infrastructure in the
right places.

9 https://communityplanningalliance.org/
10 https://www.google.com/maps/d/viewer?11=52.97433203327261%2C-
1.0471043976708527&z=7&mid=1nFq3i1Ft5-K4LadaEMCbOwr17-133Kk
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