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Better ‘place-making’ making’ (town planning)



Background

�84 page document 

�Which promises a major shake�Which promises a major shake

� the current system of local plans, 

� development management and 

� developer contributions

Which promises a major shake-up of:Which promises a major shake-up of:

the current system of local plans, 

development management and 

developer contributions.



Local plans



Simplified and focus on identifying 3 categories of land:

1. "growth areas" that are "suitable for substantial development“1. "growth areas" that are "suitable for substantial development“

2. "renewal areas" that are "suitable for development“

3. "protected areas"

Simplified and focus on identifying 3 categories of land:

" that are "suitable for substantial development“" that are "suitable for substantial development“

" that are "suitable for development“



Growth Areas

�Outline approval would be automatically granted 

and types of development specified in the plan

�Instead of general policies for development, the document �Instead of general policies for development, the document 

says, local plans would be required to set out site and 

area-specific requirements for development, alongside 

locally-produced design codes

Policy Framework (NPPF) “would become the primary source 

of policies for development management”.

automatically granted for forms 

and types of development specified in the plan

Instead of general policies for development, the document Instead of general policies for development, the document 

local plans would be required to set out site and 

specific requirements for development, alongside 

produced design codes. The National Planning 

Policy Framework (NPPF) “would become the primary source 

of policies for development management”.



Renewal Areas

Development in renewal areas would:

� “Cover existing built areas where smaller scale development is appropriate"  

and 

� Could include:

� the “gentle densification” of residential areas 

�development in town centres, and 

�small sites in and around villages. 

� There would be a "statutory presumption in favour of development

the plan.

“Cover existing built areas where smaller scale development is appropriate"  

the “gentle densification” of residential areas 

statutory presumption in favour of development" specified in 



Protected Areas

Protected areas, including 

conservation areas and Areas of Outstanding 

Natural Beauty (AONBs)Natural Beauty (AONBs)

still be subject to “more stringent” 

development controls and full planning 

applications would be required for new 

schemes

Protected areas, including green belt, 

conservation areas and Areas of Outstanding 

Natural Beauty (AONBs), would Natural Beauty (AONBs), would 

more stringent” 

development controls and full planning 

applications would be required for new 



The ‘New-Style’ LOCAL PLANS

�Local plans should be subject to a single and “simplified” statutory "sustainable development" 
test, replacing the existing "tests of soundness". 

�Instead of general policies for development, the document says, 
to set out site and area-specific requirements for development

�The legal duty to cooperate, which requires local planning authorities to continuously and 
effectively engage with neighbouring Council on strategic issues such as housing need, "
removed". 

�The government is considering scrapping the five

�Councils and the Planning Inspectorate would be required through legislation to meet a 
timetable of no more than 30 months for plan preparation 
do so". 

�Local plans would need to be “visual and map-
digital technology

Style’ LOCAL PLANS

Local plans should be subject to a single and “simplified” statutory "sustainable development" 

Instead of general policies for development, the document says, local plans would be required 
specific requirements for development

, which requires local planning authorities to continuously and 
effectively engage with neighbouring Council on strategic issues such as housing need, "would be 

scrapping the five-year housing land supply requirement

Councils and the Planning Inspectorate would be required through legislation to meet a statutory 
timetable of no more than 30 months for plan preparation with "sanctions for those who fail to 

-based, standardised, based on the latest 



LOCAL PLANS Devil’s in the 
Detail?

� New “fast-track for beauty”, proposals for high

and preferences would benefit from “automatic permission

�Design codes, which would be expected to be 

binding” on planning decisions. A new body would be established to support the delivery of 

design codes across the country.

� Distributing the national housebuilding target of 300,000 new homes annually“ 

would be focused on areas where affordability pressure is highest and on brownfield land

�Big building sites would be split between developers to accelerate delivery. The government 

proposes to revise the NPPF to make it clear that masterplans and design codes for sites 

prepared for substantial development should seek to include a variety of development types 

from different builders, which would allow more phases to come forward together.

Devil’s in the 

proposals for high-quality developments that reflect local character 

automatic permission”

, which would be expected to be prepared locally, would be made “more 

A new body would be established to support the delivery of 

Distributing the national housebuilding target of 300,000 new homes annually“ - requirement 

would be focused on areas where affordability pressure is highest and on brownfield land

Big building sites would be split between developers to accelerate delivery. The government 

revise the NPPF to make it clear that masterplans and design codes for sites 

should seek to include a variety of development types 

from different builders, which would allow more phases to come forward together.



Development Management
Planning applications & enforcement

Development Management
Planning applications & enforcement



Faster decisions

�Determination of planning applications "should be faster and more certain, with firm 

deadlines". 

�The "well-established time limits of 8 or 13 weeks for determining an application from 

validation to decision should be a firm deadlinevalidation to decision should be a firm deadline

through extensions of time as routinely happens now

�Applications should be "shorter and more standardised

standardised planning statement of no more than 50 pages to justify the development 

proposals“

�Penalties for councils that fail to determine an application within the statutory time limits 

� "the automatic refund of the planning fee for the application“

� explore whether some types of applications should be 
permission if there has not been a timely determination

"should be faster and more certain, with firm 

established time limits of 8 or 13 weeks for determining an application from 

firm deadline – not an aspiration which can be got around firm deadline – not an aspiration which can be got around 

through extensions of time as routinely happens now

shorter and more standardised". There should be just "one key 

standardised planning statement of no more than 50 pages to justify the development 

that fail to determine an application within the statutory time limits 

for the application“

explore whether some types of applications should be deemed to have been granted planning 
permission if there has not been a timely determination



Appeals

Where applications are refused and the 

decision is overturned at appealdecision is overturned at appeal

paper proposes that

entitled to an automatic rebate of their 

planning application fee

Where applications are refused and the 

overturned at appeal, the overturned at appeal, the 

"applicants will be 

entitled to an automatic rebate of their 

planning application fee".



Operation of the ‘new’ planning 
system

�Each local planning authority would be required to have a chief officer for design and place

making. 

�Fees continue to be set nationally but "cover at least the full cost" of processing 

applications, "based on clear national benchmarking“ applications, "based on clear national benchmarking“ 

determined discretionary pre-application charging .

� Planning system should be "principally funded" by developer contributions 

Community Infrastructure Levy (CIL) "rather than the national or local taxpayer". Currently 

"the cost of development management is to a large extent covered by 

However, the "cost of preparing local plans 

funded from the local planning authority's own resources".

Operation of the ‘new’ planning 

Each local planning authority would be required to have a chief officer for design and place-

Fees continue to be set nationally but "cover at least the full cost" of processing 

applications, "based on clear national benchmarking“ - greater regulation of locally applications, "based on clear national benchmarking“ - greater regulation of locally 

application charging .

Planning system should be "principally funded" by developer contributions 

"rather than the national or local taxpayer". Currently 

"the cost of development management is to a large extent covered by planning fees". 

cost of preparing local plans and enforcement activities is now largely 

funded from the local planning authority's own resources".



Resources & staffing

� Develop a comprehensive resources and 

skills strategy for the planning sector to 

support the implementation of our reforms support the implementation of our reforms 

�Proposals for "improving the resourcing of 

planning departments" will be published 

"later this year" 

Resources & staffing

Develop a comprehensive resources and 

skills strategy for the planning sector to 

support the implementation of our reforms support the implementation of our reforms 

Proposals for "improving the resourcing of 

planning departments" will be published 



Other proposed changes

�“Deep dive regulatory review to identify and eliminate 

outdated regulations which increase costs for local planning 

authorities, especially to the decision

�Councils should be subject to a new 

framework which ensures continuous improvement 

all planning functions from local plans to decision

enforcement – and enables early intervention if problems 

emerge with individual authorities

Other proposed changes

“Deep dive regulatory review to identify and eliminate 

outdated regulations which increase costs for local planning 

authorities, especially to the decision-making process".

Councils should be subject to a new performance 

continuous improvement across 

all planning functions from local plans to decision-making and 

early intervention if problems 

emerge with individual authorities.



Developer contributions …
Replacement of Section 106 
Developer contributions …
Replacement of Section 106 



Proposed changes

�Current arrangements - site-based contributions

� New ‘single infrastructure levy’ will replace the existing developer contributions 

system of section 106 agreements and the community infrastructure levy. 

�New levy will be a nationally-set

� Levy could be used to "capture a greater proportion of the land value uplift 

occurs through the grant of planning permission, and 

�Flat rate charge and would be based on the final value 

development. 

� New levy intended to raise more revenue than current system

Proposed changes

based contributions

New ‘single infrastructure levy’ will replace the existing developer contributions 

of section 106 agreements and the community infrastructure levy. 

capture a greater proportion of the land value uplift that 

occurs through the grant of planning permission, and 

Flat rate charge and would be based on the final value (or likely sales value) of a 

raise more revenue than current system



Raising even more £ from 
development

Scope of the levy "could be extended to capture changes 

of use through permitted development 

Such a move would allow these developments to better Such a move would allow these developments to better 

contribute to infrastructure delivery and making 

development acceptable to the community

Raising even more £ from 

Scope of the levy "could be extended to capture changes 

permitted development rights". 

Such a move would allow these developments to better Such a move would allow these developments to better 

contribute to infrastructure delivery and making 

development acceptable to the community



…and FINALLY:

�Consultation run until October 29. 

�Cabinet to discuss response in October

�The suggested changes "would require primary 

legislation followed by secondary legislation". 

�Ministers "would expect new local plans to be in 

place by the end of the Parliament

Consultation run until October 29. 

Cabinet to discuss response in October

The suggested changes "would require primary 

legislation followed by secondary legislation". 

would expect new local plans to be in 

place by the end of the Parliament".



QUESTIONS POSED BY WHITE PAPERQUESTIONS POSED BY WHITE PAPER



Do you agree that there should be automatic 

outline permission for areas for substantial 

development (Growth areas) with faster routes development (Growth areas) with faster routes 

for detailed consent?

Do you agree that there should be automatic 

outline permission for areas for substantial 

development (Growth areas) with faster routes development (Growth areas) with faster routes 



Do you agree with proposals for the 

consent arrangements for Renewal and consent arrangements for Renewal and 

Protected areas?

Do you agree with proposals for the 

consent arrangements for Renewal and consent arrangements for Renewal and 



Do you agree with proposals to make 

decision-making faster and more certain?decision-making faster and more certain?

Do you agree with proposals to make 

making faster and more certain?making faster and more certain?



Do you agree with our proposals for 

accessible, web-based Local Plans based accessible, web-based Local Plans based 

on digital technology?

Do you agree with our proposals for 

based Local Plans based based Local Plans based 

on digital technology?



Do you agree that Neighbourhood Plans 

should be retained in the reformed planning should be retained in the reformed planning 

system?

Do you agree that Neighbourhood Plans 

should be retained in the reformed planning should be retained in the reformed planning 



Do you agree with our proposals for 

improving the production and use of design improving the production and use of design 

guides and codes?

Do you agree with our proposals for 

improving the production and use of design improving the production and use of design 



Questions about the White PaperQuestions about the White Paper


