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Introduction  1 
 

Introduction 

Section 1 

 

1.1 This Self-Build and Custom Housebuilding Summary Proof of Evidence has been 

prepared by Andrew Moger of Tetlow King Planning on behalf of W Morrison 

(Cheltenham) Ltd and Carmelite Charitable Trust. It relates to the residential 

development proposals at land adjacent to Oakhurst Rise, Charlton Kings, 

Cheltenham. 

1.2 This Summary Proof of Evidence examines the Self-Build and Custom Housebuilding 

sector in Cheltenham Borough and considers the weight to be attributed to the Self-

Build and Custom Housebuilding provided by the appeal proposals in the overall 

planning balance.  

1.3 The appeal scheme seeks permission for 43 dwellings, of which 10% - a total of 4 plots 

– are to be provided as serviced plots for Self-Build and Custom Housebuilding.  

1.4 My credentials as an expert witness are summarised in my main Proof of Evidence in 

Section 1. 
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Evolution of Self-Build and Custom 

Housebuilding in the National Policy Context 

Section 2 

 

2.1 The provision of Self-Build and Custom Housebuilding is increasingly forming a key 

part of the planning system. The demand for this tenure of housing was first detailed 

in the 2011 Housing Strategy for England and has since become enshrined in national 

policy within the National Planning Policy Framework (NPPF) and Planning Practice 

Guidance (PPG). 

2.2 The subject was first addressed in the Housing Strategy for England (2011) before 

being introduced into national policy through the first iteration of the NPPF in 2012 

which required local authorities to take account of “people wishing to build their own 

homes”. 

2.3 Amendments were also made to the Community Infrastructure Levy (CIL) Regulations 

in 2014 to exempt Self-Build and Custom Housebuilding from CIL in order to further 

encourage the delivery of this type of housing.  

2.4 The Self Build and Custom Housebuilding Act (2015) placed a legal duty on local 

authorities to keep a Register of individuals and associations of individuals (i.e. groups) 

who want to acquire serviced plots of land and to have regard to that Register. 

2.5 The 2016 Housing and Planning Act then made subsequent amendments to the Self-

Build and Custom Housebuilding Act and placed a statutory duty (which came into 

force on 31 October 2016) on local authorities to grant sufficient ‘development 

permissions’ to meet the demand for Self-Build and Custom Housebuilding on their 

Register arising in each ‘Base Period’ within the three years after the end of each Base 

Period. 

2.6 A separate section was added to the Planning Practice Guidance (PPG) in 2016 

covering Self-Build and Custom Housebuilding to support the implementation of the 

Self-Build and Custom Housebuilding Act (as amended).  

2.7 The matter of Self-Build and Custom Housebuilding has been subject to a number of 

debates in the House of Commons between 2014 and 2019, all of which have seen 

continued Government support for the growth of this sector.  
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2.8 In February 2019, the revised NPPF detailed that the size, type and tenure of housing 

needed for different groups in the community should be assessed and reflected in 

policy, including “people wishing to commission or build their own homes”. 

2.9 Annex 2 of the NPPF 2019 defined Self-Build and Custom Housebuilding as: 

“Housing built by an individual, a group of individuals, or persons working with or for 

them, to be occupied by that individual. Such housing can be either market or 

affordable housing. A legal definition, for the purpose of applying the Self-Build and 

Custom Housebuilding Act 2015 (as amended), is contained in section 1(A1) and (A2) 

of that Act.” 

2.10 The former Minister of State for Housing, Esther McVey MP, provided further support 

for the sector in her September 2019 speech at the RESI Convention, which was 

followed by the publication of the National Design Guide in October 2019. This sets 

out ten characteristics that make up well-designed places and includes Self and 

Custom Build within these. 

2.11 The Conservative Party Election Manifesto of December 2019 reaffirmed the 

Government’s commitment to Self-Build and Custom Housebuilding where it commits 

to “support community housing by helping people who want to build their own homes 

find plots of land and access the Help to Buy scheme”. 

2.12 The Planning for the Future White Paper of August 2020 set out the Governments 

ambition to “support innovative developers…and self-builders” and sought to maintain 

the CIL Self-Build Exemption to continue to encourage the growth of the sector. 

2.13 On 30 October 2020, Right to Build Day, the Housing Secretary Robert Jenrick MP 

announced a review to make it easier for people to build their own home. Mr Jenrick 

said: 

“We are backing people who want to design and build their own home and today I have 

launched a review to ensure councils provide enough land and take proper 

consideration for these homes when making planning decisions in their area. 

This will help more people get a foot on the housing ladder and support our building 

industry as we deliver the homes that this country needs.” 

2.14 In Mr Jenrick’s keynote speech at the November 2020 RESI Convention, he was clear 

that: 

“Self-build and modular construction techniques have also struggled to gain a foothold. 
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This is bad not just for housing delivery, but also for the innovation and competition for 

the productivity of the UK economy. We want to make the UK a word leader and see 

the businesses taking root in the Midlands and the North grow, thrive, build more of 

those homes”. 

2.15 The November 2020 Chancellor of the Exchequers Spending Review announced 

£2.2bn of new loan finance to support housebuilding which included delivering Help to 

Build for Custom and Self-Builders.  

2.16 In her 5 February 2021 MHCLG Newsletter, Joanna Averley, Chief Planner set out that 

“The Government believes self and custom build housing can play a crucial role in 

securing greater diversity in the housing market as well as helping to deliver the homes 

people want.” 

And that “we are undertaking a review of the effectiveness of the Self-build and Custom 

Housebuilding Act 2015 (‘Right to Build’) in the context of our wider planning reforms. 

Given the legislation has been in place since 2016, it is now time to consider whether 

the legislation is having the desired effect in supporting self and custom build 

nationally.”  

2.17 The Self-Build and Custom Housebuilding section of the PPG was revised on 8 

February 2021. Paragraph 0381 provides guidance on what constitutes a suitable 

development permission in respect of meeting the Statutory Duty under the heading of 

‘how can authorities record suitable permissions’. This states that: 

“The legislation does not specify how suitable permissions must be recorded. 

However, the following are examples of methods a relevant authority may wish to 

consider to determine if an application, permission or development is for self-build or 

custom housebuilding: 

• Whether developers have identified that self-build or custom build plots will be 

included as part of their development and it is clear that the initial owner of the 

homes will have primary input into its final design and layout; 

• Whether a planning application references self-build or custom build and it is clear 

that the initial owner of the homes will have primary input into its final design and 

layout; and 

 
1 Paragraph: 038 Reference ID: 57-038-20210508 



 

Evolution of Self-Build and Custom Housebuilding in the National Policy Context 5 
 

• Whether a Community Infrastructure Levy or Section 106 exemption has been 

granted for a particular development. 

A relevant authority must be satisfied that development permissions being counted 

meet the legislative requirements”.  

2.18 It also sets out2 that “in considering whether a home is a Self-Build or Custom Build 

home, relevant authorities must be satisfied that the initial owner of the home will have 

primary input into its final design and layout. 

Off-plan housing homes purchased at the plan stage prior to construction and without 

input into the design and layout from the buyer, are not considered to meet the 

definition of self-build and custom housing.” 

2.19 The benefits of self-build and custom housebuilding are set out at paragraph 16a3 

which explains that “self-build or custom build helps to diversify the housing market 

and increase consumer choice. Self-build and custom housebuilders choose the 

design and layout of their home and can be innovative in both its design and 

construction”. 

2.20 Paragraph 0114 details that “local planning authorities should use the demand data 

from the registers in their area, supported as necessary by additional data from 

secondary sources (as outlined in the housing and economic development needs 

guidance) to understand and consider future need for this type of housing in their area.” 

2.21 It goes on to explain that “secondary data sources can include data from building plot 

search websites, enquiries for building plots recorded by local estate agents and 

surveys of local residents. Demand assessment tools can also be utilised”.  

2.22 Central Government has been consistent in seeking to boost the supply of Self-Build 

and Custom Housebuilding from as far back as the 2011 Housing Strategy for England 

and it is clear that there is national demand for this type of housing. 

2.23 The requirement to deliver Self-Build and Custom-Build homes is now enshrined in 

national policy through both the NPPF and the PPG. 

2.24 Local authorities are required to address this through granting sufficient development 

consents to meet the demand for Self-Build and Custom Housebuilding arising within 

their administrative area. 

 
2 Paragraph 016 Reference ID 57-016-20210208 
3 Paragraph 16a Reference ID: 57-016a-20210208 
4 Paragraph 011 Reference ID: 57-011-20210208 
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The Development Plan and Related Policies 

Section 3 

 

3.1 In accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004, 

applications should be determined in accordance with the Development Plan unless 

material considerations indicate otherwise. 

3.2 The Development Plan for Cheltenham Borough currently comprises the Cheltenham 

Borough Council, Gloucester City Council and Tewkesbury Borough Council Joint 

Core Strategy (2017) and the Cheltenham Plan (2020). 

3.3 Other material considerations include the emerging Joint Core Strategy Review, the 

NPPF (2019), the PPG (on going updates) and the 2015 Self-Build and Custom 

Housebuilding Act (as amended). 

3.4 Cheltenham Borough, Gloucester City and Tewkesbury Borough Joint Core Strategy 

(JCS) was adopted in 2017 and covers the period 2011 to 2031.  

3.5 It details that that locally specific planning policies will be set out in the Gloucester 

Plan, the Cheltenham Plan and the Tewkesbury Borough Plan and advises that these 

will include local allocations of land for development and local policies to guide 

decisions on planning applications.  

3.6 At Policy SD11(a)(i) the Plan explains that housing development will be required to 

provide an appropriate mix of dwelling sizes, types and tenures in order to contribute 

to mixed and balanced communities and a balanced housing market. It expects that 

development should address the needs of the local area, as set out in the local housing 

evidence base including the most up to date Strategic Housing Market Assessment 

(SHMA).  

3.7 It goes on at SD11(a)(ii) to state that “self-build housing and other innovative housing 

delivery models will be encouraged5 as part of an appropriate mix”. 

3.8 There is no express policy requirement in any of the strategic allocation policies for the 

provision of self and custom housebuilding plots. 

3.9 The Cheltenham Plan was adopted in July 2020 and covers the period to 2031. 

 
5 Rather than required  
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3.10 There is no express policy requirement in any of the Cheltenham Plan allocation 

policies for the provision of self and custom housebuilding plots. 

3.11 Chapter 12 considers housing mix and standards. It contains no mention of Self-Build 

and Custom Housebuilding.  

3.12 The emerging Joint Core Strategy Review Issue and Options Consultation of 

2018/2019 acknowledged that it is important that the JCS Review seeks to identify and 

deliver for the needs of all communities through different housing types and tenures. 

3.13 At a national level there is a clear desire by central Government to significantly boost 

the supply of Self-Build and Custom Housebuilding through both the NPPF (2019) and 

the PPG, as well as through Manifesto and Spending Review commitments.   



 

Self-Build and Custom Housebuilding Demand and Delivery in Cheltenham Borough 8 
 

Self-Build and Custom Housebuilding Demand 

and Delivery in Cheltenham Borough 

Section 4 

 

4.1 Although the JCS contains a policy that refers to provision of Self-Build and Custom 

Housebuilding plots, Policy SD11 encourages, rather than requires, provision to be 

made. The allocated sites in the JCS and the Cheltenham Plan do not contain express 

requirements in the associated policies to make provision for serviced plots. In addition 

to which none of the permissions achieved to date on allocations contain any provision 

for serviced plots and nor do the live applications (or appeals) on allocations currently 

propose any such provision with the sole exception of this appeal scheme.  

4.2 I consider that without sites such as the appeal site there is considerable doubt 

surrounding how the Council intends to address identified needs.  

4.3 The 2014 SHMA that forms part of the evidence base to the JCS provided no 

assessment of likely needs for self and custom housebuilding and pre-dated the 2015 

Act, whilst the 2015 SHMA update contains a single paragraph reference to the matter 

but no assessment of likely future needs.  

4.4 The most recent assessment, the LHNA, includes a section on Self-Build and Custom 

Housebuilding and, despite citing the very paragraph from the PPG that recommends 

the approach to obtain a robust assessment of demand, fails to actually undertake a 

robust assessment of demand. 

4.5 Secondary data sources indicate that demand is substantially higher than the number 

on the Council’s self-build register. 

4.6 Secondary data sources taken from the industry leading building plot search website 

Plot-Search6 operated by Buildstore, show that within the Cheltenham Borough 

administrative area there are 228 registrants on their Custom Build Register who are 

wishing to create their own customisable homes and 584 Plot-Search subscribers, who 

are actively seeking to acquire a serviced plot to either build or commission their own 

home in the Borough.  

 
6 https://www.Buildstore.co.uk/findingland/ 

https://www.buildstore.co.uk/findingland/
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4.7 Other secondary data sources, including Ipsos Mori polls7 and ONS data, indicate that 

the actual demand for Self-Build and Custom Housebuilding development plots in 

Cheltenham Borough is substantially higher than indicated by the Council’s Register. 

Ipsos Mori statistics have consistently shown that 1 in 50 of the adult population want 

to purchase a Self-Build or Custom Build home. When considering Cheltenham 

Borough’s adult population (about 96,9658 based on ONS data), it is estimated that as 

many as 1,939 people may be interested in building their own home within Cheltenham 

Borough 

4.8 The Council has retrospectively removed entries from its Self-Build Register contrary 

to Section 2A(2) and 2A(6)(a) of the 2015 Act (as amended) which details that the 

Statutory Duty applies to the need arising within a Base Period and relates to the 

number of entries that were added during that Base Period rather than to retrospective 

revisions made to that Base Period to reduce numbers. 

4.9 Cumulatively across the first three Base Periods, for which demand must have been 

met by 30 October 2021, the Councils retrospective review reduced Register numbers 

by 50%. Worst affected was Base Period 1 which saw 14 entries removed, a 74% 

reduction. 

4.10 When the primary legislative requirements with regard to the Statutory Duty are 

assessed against the suitable development consents for 10 plots, then it is clear that 

the Council has fallen short of meeting the Duty for Base Period 1 by 9 plots, equivalent 

to a 47% shortfall. For Base Period 2, the shortfall is 6 plots, equivalent to a 100% 

shortfall against identified demand evidenced by the number of entries added during 

that Base Period.  

4.11 Further evidence that the Council failed to meet their Statutory Duty is illustrated by 

their 7 November 2019 FOI response to NaCSBA. 

4.12 The Council now has until 30 October 2021 to address the shortfall from Base Period 

1 (9 plots) and Base Period 2 (6 plots), together with demand for a further 19 plots 

arising from Base Period 3 or fail to meet its Statutory Duty under the primary 

legislation for the third consecutive year. Evidence indicates that with the exception of 

the two sites the Council references and the appeal proposals, there are no 

alternatives making provision to address the identified shortfall or meet Base Period 3 

demand. 

 
7 2013, 2014, 2015 and 2016 surveys of 2,000 people aged 15+ with survey data weighted to the known population profile. 
8 Based on ONS population estimates by local authority based by single year of age [extracted from NOMIS 14 January 2021] 
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4.13 What is abundantly clear is that the Council need to take urgent action now to address 

identified needs. The fact that adopted local policy does not expressly require such 

provision does not negate the need to address identified demands and it is unclear 

how the Council intends to address identified needs without sites such as the appeal 

site.  

4.14 Demand is far outstripping supply and in the absence of any clear strategy from the 

Council to remedy this then the provision of four serviced plots through the appeal 

proposals are essential to help to address both the shortfall against Base Period 2 and 

the Base Period 3 demand by 30 October 2021. 
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The Weight to be Attributed to the Provision of 

Self-Build and Custom Housebuilding 

Section 5 

 

5.1 The Government attaches weight to achieving the objective of significantly boosting 

the supply of homes. 

5.2 NPPF Paragraph 60 sets out that in order to determine the minimum number of homes 

needed, strategic policies should be informed by a local housing need assessment. It 

goes on at paragraph 61 to detail that the type of housing needed for different groups 

in the community should be assessed and reflected in planning policing, including for 

people who wish to commission or build their own homes.  

5.3 The Council’s most recent assessment of housing need, the LHNA (2020), cites the 

specific paragraph of the PPG that sets out how a robust assessment of demand 

should be undertaken, yet despite this the LHNA manifestly fails to actually undertake 

any such assessment of demand. 

5.4 The evidence shows that there is a substantial demand for Self-Build and Custom 

Housebuilding plots within Cheltenham Borough. Secondary data sources indicate that 

the level of demand in the Borough far exceeds the numbers on the Council’s own 

Self-Build Register.  

5.5 When the primary legislative requirements with regard to the Statutory Duty are 

assessed against the suitable development consents for 10 plots, then it is clear that 

the Council has fallen short of meeting the Duty for Base Period 1 by 9 plots, equivalent 

to a 47% shortfall. For Base Period 2, the shortfall is 6 plots, equivalent to a 100% 

shortfall against identified demand evidenced by the number of entries added during 

that Base Period. On top of which, the Council now has to permit a further 19 plots by 

30 October 2021 or fail to meet the Statutory Duty under the primary legislation of the 

third consecutive year. 

5.6 By the Council’s own admission through FOI data (Appendix AM4) it failed to meet its 

Statutory Duty under the legislative requirements of the 2015 Self-Build and Custom 

Housebuilding Act (as amended) for Base Period 1.  
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5.7 In light of this, and the lack of any clear strategy from the Council for how to address 

unmet demand, I consider that nothing less than substantial weight should be afforded 

to the provision of four Self-Build and Custom Build homes in the determination of this 

appeal. 

 


