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Background
Propertymark is the UK’s leading professional body for estate and letting agents, inventory providers,
commercial agents, auctioneers and valuers, comprising nearly 17,500 members. We are member-led
with a Board which is made up of practicing agents and we work closely with our members to set
professional standards through regulation, accredited and recognised qualifications, an industryleading training programme and mandatory Continuing Professional Development.
Questions: Introduction
Question: Please confirm whether you are replying as an individual or submitting an official
response on behalf of an organisation.
1. This response is made on behalf of Propertymark.
Question: Do you agree that a ‘Whole System’ approach given the challenges is the right one?
2. Propertymark believes that the ‘whole system’ approach to housing supply described is
appropriate. Housing supply strategies must recognise the complex interaction between
different policy areas to correct market failures and avoid unintended consequences.
Adoption of a ‘whole system’ approach has the potential to offer new perspectives on
entrenched, historic problems.
Question: Do you agree with the 15-year timeframe proposed for the Housing Supply Strategy?
3. Yes. The proposed timeframe balances the need for a sustained, consistent framework with
the contextual uncertainties affecting housing need, demand and supply.
Question: Do you agree with the proposed vision for the Strategy?
4. Yes, Propertymark considers the vision to be well-considered and helpful. As noted in the
consultation, unambiguous definitions of the vision’s terms will be required to enable policy
development and measurement.
Question: Do you agree with the proposed objectives for the Strategy?
5. Propertymark broadly agrees with the objectives. We suggest that the first aim might be
rephrased to focus on housing need, or requirement, rather than demand – need being a
reflection of undersupply and household growth, as opposed to an individual’s ability and

1

willingness to pay1. While local housing targets must consider demand, Propertymark
contends that an aim “to meet current and future demand” may be unrealistic, depending on
prevailing market forces and income growth.
Question: The terms good quality, sustainable and affordable mean different things to different
people – how would you define these terms?
6. Propertymark considers good quality housing to mean safe, well-designed, constructed and
energy efficient homes that meet the needs of the inhabitants. For a home to be sustainable,
it must first and foremost be good quality. It must have been designed and built in accordance
with agreed sustainability principles such as waste minimisation and energy efficiency and
should assist in meeting the objectives set out in the Sixth Carbon Budget. For a home to be
affordable in terms of income, an inhabitant must have the ability to pay the rent and/or
mortgage payments without sacrificing other essential spending or falling into debt2.
Question: What do you believe are the three main barriers to delivering the objectives for the
strategy?
7. Propertymark believes that access to finance is the most critical issue affecting the outcomes
of the strategy, as it has the potential to enable and incentivise home building, buying and
improvement. The public sector’s increasing reliance on private funding due to dwindling
grant rates per unit has hindered the supply of affordable homes3 and up-front investment is
required to unblock infrastructure delays on large developments4. In Northern Ireland, where
housebuilding is commonly undertaken by small-scale developers, the availability of finance
is particularly critical, as it not only impacts the overall supply of housing, but the quality as
well – developers may cut costs by using cheaper materials or labour. Linked to finance is the
price and availability of land, which Propertymark believes is the second barrier to housing
supply. The long-term nature of development and uncertainties of the planning system mean
that high land prices can deter quality or prevent development altogether. The issue of
‘planning gain’ has been extensively considered, but Propertymark considers the availability
of public sector land for housing and reforms to the taxation of land to be pivotal in
encouraging good quality development. Finally, Propertymark believes that the planning
system must be transparent and consistent. Propertymark is keen to see what findings are
forthcoming from the recently completed Planning Act (NI) 2011 review and hopes that there
is now an opportunity to reform the system to provide certainty, minimise risk and facilitate
housing supply5.
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Question: To what extent do you agree that there is a need to establish a more robust
understanding of NI housing stock?
8. Propertymark advocates evidence-based policy and believes that analysis of current data can
highlight areas where information may be lacking or incomplete. It is vital that decisions are
based on reliable evidence so that resultant policies deliver the desired results. The Northern
Ireland Housing Condition Survey (NIHCS) is a key source of data but is not continuous, and
the postponement of the planned 2021 survey due to the Covid pandemic means that it will
be six years since the survey was undertaken last. Though clearly dependent on resources,
Propertymark considers a more regular programme of data collection to be beneficial in
determining housing stock. The costs of well-targeted housing surveys that inform evidencebased policy are likely to be recovered by economic benefits generated by those policies,
rendering them an effective use of Government resources6.
Question: Are you aware of any specific data sources or methodological approaches to estimating
existing housing stock?
9. Propertymark is aware of the NIHCS, Census, Domestic Valuation List and Building Control
New Dwelling Statistics as data sources of housing stock in Northern Ireland.
Questions: Land, Property and Planning
Question: Are there changes to land and property legislation, policies, processes or procedures
that could transform housing supply for the better?
10. Propertymark’s view is that supply of new housing is likely to be predominantly provided by
the private sector. In light of this, a plan-led, adequately funded planning system that delivers
consistent outcomes efficiently is crucial to generating confidence and ensuring the right type
of housing is delivered in the right places. In addition to housing supply, planning cuts across
other policy areas set out in the Executive’s Programme for Government, such as
environmental protection and climate objectives, so ensuring it is fit for purpose is vital7.
11. Propertymark considers it crucial that local people derive real benefit from development. To
existing residents, new development is invariably perceived as a driver of increased costs and
fewer services8, which goes some way to explain the anti-development stance adopted by
many. Furthermore, distrust in the planning system, dissatisfaction with decision times (the
average time for a decision during 2020/21 was 61.4 weeks across all councils, more than
double the 30-week target9) and perceptions of reduced transparency following the transfer
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of planning responsibilities to local councils has led to 70% of individuals agreeing that the
system in Northern Ireland does not serve the public interest10. The current regime of
planning obligations was analysed in 2015 when it was considered that a scheme for
affordable housing provision would be unviable in Northern Ireland11. While this may still hold
true, Propertymark suggests that the system should be reviewed to confirm that it is providing
the maximum services and community amenities possible without detrimentally affecting
viability, to make development more appealing and ensure that any development’s net impact
on the local community is positive.
12. Propertymark believes that derelict or vacant property should be identified for sale or
redevelopment. A study should be commissioned to understand and ultimately confront the
underlying market failures leading to derelict and vacant sites. Tackling empty property can
provide regenerative benefits as well as potential savings, for instance in welfare spending,
and planning tools such as compulsory purchase and permitted development can help to get
property back into use more swiftly. In addressing long-term vacant property, the twelvemonth developer exclusion should be amended such that councils can apply up to 100% of
the council tax once the exemption period lapses, whether remedial work is complete or not.
This approach is adopted in Scotland12 for vacant and second homes, and subject to some
caveats, acts as a motivator for ultimate development or disposal. Though second home
figures for domestic residents are thought to be low nationally13, in certain areas it appears to
be becoming more prevalent, and the increase in Covid pandemic-related ‘staycations’ is likely
to exacerbate this.
13. Stamp Duty Land Tax (SDLT) revenue in Northern Ireland amounted to £80m in 2019-2014 and
further consideration could be had as to the benefits of devolving responsibility for the tax to
Northern Ireland. SDLT equivalents are devolved in both Scotland and Wales, and although at
present levels the revenue generated is relatively minor, research suggests that devolution
could provide economic and social advantages including promotion of construction activity
and affordable homes15. Propertymark notes that, upon devolution, both Scotland and Wales
increased the minimum threshold for property transaction tax but Wales has not applied the
first-time buyer exemption currently in place in England, Northern Ireland and Scotland.
Neither did these nations offer such generous terms to tax holidays arising from the Covid
pandemic. The matter of second home ownership could also be reviewed in the context of
SDLT. Devolution of SDLT to Northern Ireland would permit the tax to be reviewed and better
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targeted to the specific needs and circumstances of the nation, balancing revenue
maximisation with wider policy goals.
14. In order to supply good quality homes in the places where they are needed, large-scale capital
investment is required from the outset. Propertymark is encouraged by the increased funding
being made available through the Social Housing Development Programme (SHDP), but the
supply of market housing has dwindled since 2008 and lags behind social housing provision16.
Finance, risk and access to land are the most commonly cited barriers to market housing
supply. The long-term nature of housing supply and renewal, which requires a commitment
to funding over time, has also been problematic for the private sector. A mix of private and
public sector investment is likely to be necessary to overcome these barriers.
15. Propertymark believes that increasing the supply of housing must be carried out in tandem
with improvements in quality. We welcome the inclusion of minimum energy efficiency
standards in the Private Tenancies Bill and are supportive of proposals set out in the Energy
Strategy 2050 consultation to extend these to owner-occupied and commercial property.
Given that less than half of Northern Ireland’s housing stock has an EER of band C or higher,
there is clearly significant scope for improvement. However, adequate funding must be made
available to cover the costs of improvement. Tax rebates for developers could also be
considered to prevent any costs incurred by raising standards being passed on to purchasers.
16. Supply-side measures should be pursued alongside demand-side mechanisms aimed at home
ownership. The Co-Ownership and FairShare models have proven successful in fostering
home ownership, particularly for first time buyers, and Propertymark believes that funding
must continue to be directed at these schemes. Offering a route to home ownership that
would otherwise be unavailable and providing clear private benefits, they also generate wider
economic and societal benefits that can help underperforming areas to re-establish their
investment appeal17. Other models of support for home ownership could be considered in an
effort to satisfy differing needs. For example, the First Home Fund in Scotland has recently
been piloted and appears to have been extremely popular, with the latest round of funding
fully committed. It provides first time buyers with an interest-free equity loan of up to £25,000
to purchase a new build or existing property.
Question: Should the options for making public sector land (local and central government)
available to support a wider variety of housing options be explored?
17. Yes. In Propertymark’s view, land availability is one of the main hinderances to housing supply,
so all options should be considered to make public sector land available for housing. The
Consultation acknowledges that public sector land is limited in areas of particular housing
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stress, but both the Housing Executive and Department for Communities possess legislative
powers to acquire land for sale to developers or housing associations. Opportunities to use
these powers should be considered wherever feasible.
18. The Covid pandemic has had an impact on households’ decision making, with city centres less
appealing due to outdoor space availability. Access to outdoor space has become as important
a factor as parking in purchasing decisions18, and depending on the longevity of this trend,
housing within city centres may be less in demand. Data should be analysed to establish local
patterns so that urban public sector land can be allocated in the most appropriate way.
19. The public sector has a vital role to play in unlocking sites, both by assembling land and
controlling its development19. Larger publicly owned sites should be master-planned and sold
to developers in smaller parcels to minimise risk and encourage faster build-out rates. This
approach would also enable smaller-scale developers to continue to participate in housing
delivery. Smaller sites should have permission in principle to make the process more efficient
and improve the responsiveness of housing supply.
Question: Are there land and property practices adopted in other UK or European jurisdictions
that you believe would transform supply if adopted here?
20. Propertymark contends that access to land and a lack of construction finance are two of the
biggest barriers to increasing housing supply20. In the absence of alternative lending, the
Executive must make funding available across the full spectrum of tenures to avoid
exacerbating the housing shortage. Tenures such as build to rent could play an important role
in Northern Ireland21, and consideration should be given as to how this could be encouraged
or incentivised.
21. Across Europe, land policies are more actively managed, and Propertymark suggests that
there might be lessons to learn. Public bodies in the Netherlands22, for example, have
historically acquired land to hold until such time as it is required for housing. In the interim,
basic infrastructure is invested in so that plots can be sold with planning permission to
housebuilders who are ready to develop them without the often debilitating upfront costs
involved. Though private developers have begun to assemble land directly due to improved
returns, more often development involves an extent of public ownership. One of the key
benefits to this method is that the local authority equivalents control the development,
acquiring suitable land, planning the type of development needed and releasing it at the
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appropriate time to fulfil need, ensuring it suits local purposes rather than those of the
developer. This model might be particularly helpful in Northern Ireland, where development
is carried out by small-scale builders.
22. The Executive recognises the limitations of its drainage and wastewater infrastructure.
Improvements are crucial if housing supply is to be increased, and Propertymark is hopeful
that the earmarked funding materialises. However, it would seem appropriate given wider
budgetary pressures to reconsider the funding model and assess the costs and benefits of
charging domestic users for the service. Whilst unlikely to be well-received, water and
sewerage are valuable services that are paid for by residential households in all other
Devolved Nations and creation of an additional revenue stream that could be used to upgrade
and improve the service would benefit all.
23. In England, proposed reforms to the planning system23 would see a system of zoning adopted
which is considered to have significant benefits for housing delivery. The reforms are
anticipated to involve identification of sites for protection, renewal and growth which will
streamline and modernise the planning process, enabling clarity for developers. Growth zones
will have outline planning in principle which would allow developers to focus on practical
details of rather than debate the merits of development per se. Though details are still scarce,
the proposed replacement for Section 106 contributions is expected to be payable upon
occupation, which Propertymark considers positive, given its consequences for reducing a
significant barrier to private development in the form of upfront costs.
Questions: Climate Change and Net Zero
Question: Transitioning to low carbon homes will require significant behavioural changes by
householders. Is support required to aid the necessary behavioural changes?
24. Yes. Propertymark feels that adapting behaviours in the shift towards low carbon will not be
achievable unless a package of support is implemented to incentivise change, and suggests
that legislation should also be considered, given the devolved nature of energy policy.
Research24 highlights a number of characteristics that potentially make decarbonisation in
Northern Ireland less problematic than in other Devolved Nations – these include its size,
making the practicalities of electric vehicles more straightforward, and its lack of reliance on
gas heating. But, despite having the most modern housing stock in the UK25, residential
building accounted for 13% of total emissions in 2016 compared with 12% for industry26,
illustrating the scale of adaptations required. Mechanisms such as the boiler replacement
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scheme have proved effective, but Propertymark has concerns that replacing an inefficient
gas boiler with a more efficient gas boiler simply does not go far enough to meet the targets
set out in the Sixth Carbon Budget: more ambitious schemes to encourage low-carbon heat
are required. In Scotland, the Heat in Buildings Strategy27 sets out the Government’s intention
to legislate on standards required to improve energy efficiency and a series of regulations are
due to come into force in the near future, covering all tenures. The Government recognises
that energy efficiency benefits are long-term and that regulation provides a mandate for
investment and behavioural change.
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