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NPPF December 2023 NPPF December 2024 Commentary on Changes
2. Achieving Sustainable Development
11 D(i) 11 D(i) Change from “Clear” to “Strong” indicates a higher threshold
the application of policies in this Framework that protect areas or assets of particular the application of policies in this Framework that protect areas or assets of particular of evidence/rationale.
importance provides a clear reason for refusing the development proposed; or importance provides a strong reason for refusing the development proposed; or
11 D(ii) 11 D(ii) Provides further clarity on the key policies decisions must
Any adverse impacts of doing so would significantly and demonstrably outweigh the Any adverse impacts of doing so would significantly and demonstrably outweigh the regard.
benefits, when assessed against the policies in this Framework taken as a whole. benefits, when assessed against the policies in this Framework taken as a whole, having

particular regard to key policies for directing development to sustainable locations, making
effective use of land, securing well-designed places and providing affordable homes,
individually or in combination.

3. Plan-making ‘

20 20 Removal of reference to “beauty and placemaking”
Strategic policies should set out an overall strategy for the pattern, scale and design Strategic policies should set out an overall strategy for the pattern, scale and design quality

quality of places (to ensure outcomes support beauty and placemaking), and make of places and make sufficient provision for;

sufficient provision for;

No comparable paragraph 27 Additional weight for cross-boundary collaboration on

Once the matters which require collaboration have been identified, strategic policymaking matters of strategic infrastructure and housing need.
authorities should make sure that their plan policies align as fully as possible with those of
other bodies where a strategic relationship exists on these matters, and take into account
the relevant investment plans of infrastructure providers, unless there is a clear justification
to the contrary. In particular their plans should ensure that:

a) a consistent approach is taken to planning the delivery of major infrastructure, such as
major transport services/projects, utilities, waste, minerals, environmental improvement
and resilience; and strategic health, education and other social infrastructure (such as
hospitals, neighbourhood health facilities, universities, schools, major sports facilities and
criminal justice accommodation);

b) unmet development needs from neighbouring areas are provided for in accordance with
paragraph 11b; and

c) any allocation or designation which cuts across the boundary of plan areas, or has
significant implications for neighbouring areas, is appropriately managed by all relevant

authorities.
27 28 Acknowledgement of staggered timescales for local plan
In order to demonstrate effective and on-going joint working, strategic policy- making In order to demonstrate effective and on-going joint working, strategic policy-making production and notes role of strategic policy-making
authorities should prepare and maintain one or more statements of common ground, authorities should prepare and maintain one or more statements of common ground, authorities/inspectors to step in to ensure lined-up approach
documenting the cross-boundary matters being addressed and progress in cooperatingto | documenting the cross-boundary matters being addressed and progress in cooperating to is taken even if full evidence base documents are not yet
address these. These should be produced using the approach set out in national planning | address these. These should be produced using the approach set out in national planning available.
guidance, and be made publicly available throughout the plan-making process to provide | practice guidance, and be made publicly available throughout the plan-making process to
transparency. In order to demonstrate effective and on-going joint working, strategic provide transparency. Plans come forward at different times, and there may be a degree of
policy- making authorities should prepare and maintain one or more statements of uncertainty about the future direction of relevant development plans or the plans of
common ground, documenting the cross-boundary matters being addressed and infrastructure providers. In such circumstances strategic policy-making authorities and
progress in cooperating to address these. These should be produced using the approach Inspectors will need to come to an informed decision on the basis of available information,
set out in national planning guidance, and be made publicly available throughout the rather than waiting for a full set of evidence from other authorities.

plan-making process to provide transparency.

5. Delivering a sufficient supply of homes

61 62 Removes previous policy that the standard method should be
To determine the minimum number of homes needed, strategic policies should be To determine the minimum number of homes needed, strategic policies should be informed | an advisory starting point. Also includes note that any unmet
informed by a local housing need assessment, conducted using the standard method in by a local housing need assessment, conducted using the standard method in national need from neighbouring areas should be included within
national planning guidance. The outcome of the standard method is an advisory starting- planning practice guidance. In addition to the local housing need figure, any needs that housing need figures.

point for establishing a housing requirement for the area (see paragraph 67 below). There cannot be met within neighbouring areas should also be taken into account in establishing

may be exceptional circumstances, including relating to the particular demographic the amount of housing to be planned for. Removes urban uplift to standard method.

characteristics of an area25 which justify an alternative approach to assessing housing
need; in which case the alternative approach should also reflect current and future
demographic trends and market signals. In addition to the local housing need figure, any
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needs that cannot be met within neighbouring areas should also be taken into accountin
establishing the amount of housing to be planned for,

62

The standard method incorporates an uplift which applies to certain cities and urban
centres, as set out in national planning guidance. This uplift should be accommodated
within those cities and urban centres themselves except where there are voluntary cross
boundary redistribution agreements in place, or where it would conflict with the policies
in this Framework.

63

Within this context of establishing need, the size, type and tenure of housing

needed for different groups in the community should be assessed and reflected in
planning policies. These groups should include (but are not limited to) those who require
affordable housing; families with children; older people (including those who require
retirement housing, housing-with-care and care homes); students; people with
disabilities; service families; travellers; people who rent their homes and people wishing
to commission or build their own homes.

63

Within this context of establishing need, the size, type and tenure of housing needed for
different groups in the community should be assessed and reflected in planning policies.
These groups should include (but are not limited to) those who require affordable housing
(including Social Rent); families with children; looked after children26;older people
(including those who require retirement housing, housing with-care and care homes);
students; people with disabilities; service families; travellers; people who rent their homes
and people wishing to commission or build their own homes

Adds specific mention of Social rent.

64
Where a need for affordable housing is identified, planning policies should specify the
type of affordable housing required, and expect it to be met on-site unless:

64

Where a need for affordable housing is identified, planning policies should specify the type
of affordable housing required (including the minimum proportion of Social Rent homes
required), and expect it to be met on-site unless

Add specific mention of Social Rent.

65

Provision of affordable housing should not be sought for residential developments
that are not major developments, other than in designated rural areas (where
policies may set out a lower threshold of 5 units or fewer). To support the re-use of
brownfield land, where vacant buildings are being reused or redeveloped, any
affordable housing contribution due should be reduced by a proportionate
amount.

66

Where major development involving the provision of housing is proposed, planning
policies and decisions should expect at least 10% of the total number of homes to be
available for affordable home ownership, unless this would exceed the level of affordable
housing required in the area, or significantly prejudice the ability to meet the identified
affordable housing needs of specific groups. Exemptions to this 10% requirement should
also be made where the site or proposed development:

a) provides solely for Build to Rent homes;

b) provides specialist accommodation for a group of people with specific needs (such as
purpose-built accommodation for the elderly or students);

c) is proposed to be developed by people who wish to build or commission their own
homes; or

d) is exclusively for affordable housing, a community-led development
exception site or a rural exception site.

66

Where major development involving the provision of housing is proposed, planning policies
and decisions should expect that the mix of affordable housing required meets identified
local needs, across Social Rent, other affordable housing for rent and affordable home
ownership tenures.

67

As part of the ‘Golden Rules’ for Green Belt development set out in paragraphs 156- 157 of

this Framework, a specific affordable housing requirement (or requirements) should be set
for major development involving the provision of housing, either on land which is proposed

to be released from the Green Belt or which may be permitted on land within the Green Belt.
This requirement should: a) be set at a higher level than that which would otherwise apply to

land which is not within or proposed to be released from the Green Belt; and b) require at

least 50% of the housing to be affordable, unless this would make the development of these

sites unviable (when tested in accordance with national planning practice guidance on
viability).

68
The affordable housing requirement for land within or released from the Green Belt may be
set as a single rate or be set at differential rates, subject to the criteria above.

Provides clarity on provision of Social Rent as part of
affordable housing requirements for major developments.

Removes requirement for 10% affordable home ownership.

Introduces “Golden Rules” of greenbelt development which
includes specific affordable housing requirements.

No comparable paragraph

71

Mixed tenure sites can provide a range of benefits, including creating diverse communities
and supporting timely build out rates, and local planning authorities should support their
development through their policies and decisions (although this should not preclude
schemes that are mainly, or entirely, for Social Rent or other affordable housing tenures
from being supported). Mixed tenure sites can include a mixture of ownership and rental
tenures, including Social Rent, other rented affordable housing and build to rent, as well as

Introduces the benefits of mixed-tenure sites, although fully-
affordable sites are also noted as being beneficial in some
cases.
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housing designed for specific groups such as older people’s housing and student
accommodation, and plots sold for custom or self-build.

70

Small and medium sized sites can make an important contribution to meeting the housing
requirement of an area, and are often built-out relatively quickly. To promote the
development of a good mix of sites local planning authorities should:

73

Small and medium sized sites can make an important contribution to meeting the housing
requirement of an area, are essential for Small and Medium Enterprise housebuilders to
deliver new homes, and are often built-out relatively quickly. To promote the development of
a good mix of sites local planning authorities should:

Adds note on role of small sites to support SME housebuilders

75

Strategic policies should include a trajectory illustrating the expected rate of housing
delivery over the plan period, and all plans should consider whether it is appropriate to set
out the anticipated rate of development for specific sites. Local planning authorities
should monitor their deliverable land supply against their housing requirement, as set out
in adopted strategic policies.

76

Local planning authorities are not required to identify and update annually a supply of
specific deliverable sites sufficient to provide a minimum of five years’ worth of housing
for decision making purposes if the following criteria are met:

a) their adopted plan is less than five years old; and

b) that adopted plan identified at least a five year supply of specific, deliverable sites at
the time that its examination concluded.

77

In all other circumstances, local planning authorities should identify and update annually
a supply of specific deliverable sites sufficient to provide either a minimum of five years’
worth of housing, or a minimum of four years’ worth of housing if the provisions in
paragraph 226 apply. The supply should be demonstrated against either the housing
requirement set out in adopted strategic policies, or against the local housing need where
the strategic policies are more than five years old. Where there has been significant under
delivery of housing over the previous three years, the supply of specific deliverable sites
should in addition include a buffer of 20% (moved forward from later in the plan period).
National planning guidance provides further information on calculating the housing land
supply, including the circumstances in which past shortfalls or over-supply

can be addressed.

78

Where the criteria in paragraph 76 are not met, a local planning authority may confirm the
existence of a five-year supply of deliverable housing sites (with a 20% buffer if applicable)
through an annual position statement which:

a) has been produced through engagement with developers and others who have an
impact on delivery, and been considered by the Secretary of State; and

b) incorporates the recommendation of the Secretary of State, where the position on
specific sites could not be agreed during the engagement process.

86(a)

set out a clear economic vision and strategy which positively and proactively
encourages sustainable economic growth, having regard to Local Industrial
Strategies and other local policies for economic development and regeneration;

78

Strategic policies should include a trajectory illustrating the expected rate of housing
delivery over the plan period, and all plans should consider whether it is appropriate to set
out the anticipated rate of development for specific sites. Local planning authorities should
identify and update annually a supply of specific deliverable sites sufficient to provide a
minimum of five years’ worth of housing against their housing requirement set out in
adopted strategic policies, or against their local housing need where the strategic policies
are more than five years old. The supply of specific deliverable sites should in addition
include a buffer (moved forward from later in the plan period) of:

a) 5% to ensure choice and competition in the market for land; or

b) 20% where there has been significant under delivery of housing over the previous three
years, to improve the prospect of achieving the planned supply; or

c) From 1 July 2026, for the purposes of decision-making only, 20% where a local planning
authority has a housing requirement adopted in the last five years examined against a
previous version of this Framework41 , and whose annual average housing requirement42 is
80% or less of the most up to date local housing need figure calculated using the standard
method set out in national planning practice guidance

86 (a)

set out a clear economic vision and strategy which positively and proactively encourages
sustainable economic growth, having regard to the national industrial strategy and any
relevant Local Industrial Strategies and other local policies for economic development and
regeneration;

Re-introduces more stringent requirements on local
authorities to maintain 5YHLS, including annual updates and
removal of 4-year option and annual position statements.

6. Building a strong, competitive economy

Adds mention of national industrial strategy

No comparable paragraph

86(c)

Provides detail regarding types of economic/industrial
development to be sought to support modern economy.
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pay particular regard to facilitating development to meet the needs of a modern economy,
including by identifying suitable locations for uses such as laboratories, gigafactories, data
centres, digital infrastructure, freight and logistics;

87

Planning policies and decisions should recognise and address the specific

locational requirements of different sectors. This includes making provision for clusters or
networks of knowledge and data-driven, creative or high technology industries; and for
storage and distribution operations at a variety of scales and in suitably accessible
locations.

87
Planning policies and decisions should recognise and address the specific locational
requirements of different sectors. This includes making provision for:

a) clusters or networks of knowledge and data-driven, creative or high technology
industries; and for new, expanded or upgraded facilities and infrastructure that are needed
to support the growth of these industries (including data centres and grid connections);

b) storage and distribution operations at a variety of scales and in suitably accessible
locations that allow for the efficient and reliable handling of goods, especially where this is
needed to support the supply chain, transport innovation and decarbonisation; and

c) the expansion or modernisation of other industries of local, regional or national
importance to support economic growth and resilience.

Provides further detail regarding types of economic/industrial
development to be sought to support modern economy.

88(a)
the sustainable growth and expansion of all types of business in rural areas, both through
conversion of existing buildings and well-designed, beautiful new buildings;

96
Planning policies and decisions should aim to achieve healthy, inclusive and safe places
and beautiful buildings which:

88(a)
the sustainable growth and expansion of all types of business in rural areas, both through
conversion of existing buildings and well-designed, new buildings;

96
Planning policies and decisions should aim to achieve healthy, inclusive and safe places
which:

Removal of mention of “beautiful buildings”

8. Promoting healthy and safe communities

Removal of mention of “beautiful buildings”

96(b)

are safe and accessible, so that crime and disorder, and the fear of crime, do not
undermine the quality of life or community cohesion - for example through the use of
beautiful, well-designed, clear and legible pedestrian and cycle routes, and high quality
public space, which encourage the active and continual use of public areas; and

96(b)

are safe and accessible, so that crime and disorder, and the fear of crime, do not undermine
the quality of life or community cohesion — for example through the use of well-designed,
clear and legible pedestrian and cycle routes, and high quality public space, which
encourage the active and continual use of public areas; and

Removal of use of the word “beautiful”

96 (c)

enable and support healthy lifestyles, especially where this would address

identified local health and well-being needs - for example through the provision of safe
and accessible green infrastructure, sports facilities, local shops, access to healthier
food, allotments and layouts that encourage walking and cycling.

96(c)

enable and support healthy lives, through both promoting good health and preventing ill-
health, especially where this would address identified local health and well-being needs
and reduce health inequalities between the most and least deprived communities — for
example through the provision of safe and accessible green infrastructure, sports facilities,
local shops, access to healthier food, allotments and layouts that encourage walking and
cycling

Provides greater detail on health outcomes being sought and
the role of planning to reduce health inequalities.

No comparable paragraph

97
Local planning authorities should refuse applications for hot food takeaways and fast food
outlets:

a) within walking distance of schools and other places where children and young people
congregate, unless the location is within a designated town centre; or

b) in locations where there is evidence that a concentration of such uses is having an
adverse impact on local health, pollution or anti-social-behaviour.

Introduces restrictions on locations of hot food/fast food
takeaways near schools or in areas which have evidence of
adverse health impacts.

99(b)
work with school promoters, delivery partners and statutory bodies to identify and resolve
key planning issues before applications are submitted.

100b)
work with early years, school and post-16 promoters, delivery partners and statutory bodies
to identify and resolve key planning issues before applications are submitted.

Provides detail on types of educational providers

100

To ensure faster delivery of other public service infrastructure such as further education
colleges, hospitals and criminal justice accommodation, local planning authorities
should also work proactively and positively with promoters, delivery partners and
statutory bodies to plan for required facilities and resolve key planning issues before
applications are submitted.

101

To ensure faster delivery of other public service infrastructure such as health, blue light,
library, adult education, university and criminal justice facilities, local planning authorities
should also work proactively and positively with promoters, delivery partners and statutory
bodies to plan for required facilities and resolve key planning issues before applications are

Amends types of infrastructure being sought and provides
more detail.
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submitted. Significant weight should be placed on the importance of new, expanded or
upgraded public service infrastructure when considering proposals for development.

102 (a) 102 (a) Adds note that malicious threats and other hazards could be
anticipating and addressing possible malicious threats and natural hazards, anticipating and addressing possible malicious threats and other hazards (whether natural either natural or man-made.

especially in locations where large numbers of people are expected to or man-made), especially in locations where large numbers of people are expected to

congregate. Policies for relevant areas (such as town centre and regeneration congregate44 . Policies for relevant areas (such as town centre and regeneration Adds further note on the safety of children and other
frameworks), and the layout and design of developments, should be informed by the most | frameworks), and the layout and design of developments, should be informed by the most vulnerable users near open water, railways and other hazards.
up-to-date information available from the police and other agencies about the nature of up-to-date information available from the police and other agencies about the nature of

potential threats and their implications. This includes appropriate and proportionate potential threats and their implications. This includes appropriate and proportionate steps

steps that can be taken to reduce vulnerability, increase resilience and ensure public that can be taken to reduce vulnerability, increase resilience and ensure public safety and

safety and security; and security. The safety of children and other vulnerable users in proximity to open water,

railways and other potential hazards should be considered in planning and assessing
proposals for development; and

107 108 Directs reader to new/amended Green Belt Policies.

Policies for managing development within a Local Green Space should be Policies and decisions for managing development within a Local Green Space should be

consistent with those for Green Belts. consistent with national policy for Green Belts set out in chapter 13 of this Framework .

108 109 Introduces role of Visoni-led transport planning, focused on

Transport issues should be considered from the earliest stages of plan-making and Transport issues should be considered from the earliest stages of plan-making and outcomes and engagement with communities. Overall a more

development proposals, so that: development proposals, using a vision-led approach to identify transport solutions that holistic approach to the relationship between transport and
deliver well-designed, sustainable and popular places. This should involve: development.

a) the potential impacts of development on transport networks can be addressed;
a) making transport considerations an important part of early engagement with local

b) opportunities from existing or proposed transport infrastructure, and changing communities;
transport technology and usage, are realised —for example in relation to the scale,
location or density of development that can be accommodated; b) ensuring patterns of movement, streets, parking and other transport considerations are

integral to the design of schemes, and contribute to making high quality places;
c) opportunities to promote walking, cycling and public transport use are identified and

pursued; c) understanding and addressing the potential impacts of development on transport
networks;

d) the environmental impacts of traffic and transport infrastructure can be

identified, assessed and taken into account - including appropriate d) realising opportunities from existing or proposed transport infrastructure, and changing

opportunities for avoiding and mitigating any adverse effects, and for net transport technology and usage — for example in relation to the scale, location or density of

environmental gains; and development that can be accommodated;

e) patterns of movement, streets, parking and other transport considerations are integral e) identifying and pursuing opportunities to promote walking, cycling and public transport
to the design of schemes, and contribute to making high quality places. use; and

f) identifying, assessing and taking into account the environmental impacts of traffic and
transport infrastructure — including appropriate opportunities for avoiding and mitigating any
adverse effects, and for net environmental gains.

114 115 Re-enforces role of vision-led approaches to transport
In assessing sites that may be allocated for development in plans, or specific applications | In assessing sites that may be allocated for development in plans, or specific applications planning

for development, it should be ensured that: for development, it should be ensured that:

a) appropriate opportunities to promote sustainable transport modes can be —or have a) sustainable transport modes are prioritised taking account of the vision for the site, the

been - taken up, given the type of development and its location; type of development and its location;

b) safe and suitable access to the site can be achieved for all users; b) safe and suitable access to the site can be achieved for all users;

c) the design of streets, parking areas, other transport elements and the content of c) the design of streets, parking areas, other transport elements and the content of

associated standards reflects current national guidance, including the National Design associated standards reflects current national guidance, including the National Design

Guide and the National Model Design Code; and Guide and the National Model Design Code; and
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d) any significant impacts from the development on the transport network (in terms of
capacity and congestion), or on highway safety, can be cost effectively mitigated to an
acceptable degree.

d) any significant impacts from the development on the transport network (in terms of
capacity and congestion), or on highway safety, can be cost effectively mitigated to an
acceptable degree through a vision-led approach.

115

Development should only be prevented or refused on highways grounds if there would be
an unacceptable impact on highway safety, or the residual cumulative impacts on the
road network would be severe.

116

Development should only be prevented or refused on highways grounds if there would be an
unacceptable impact on highway safety, or the residual cumulative impacts on the road
network, following mitigation, would be severe, taking into account all reasonable future
scenarios.

Stipulates that all reasonable future scenarios should be
considered when determining development’s transport
impacts.

117

All developments that will generate significant amounts of movement should be required
to provide a travel plan, and the application should be supported by a transport statement
or transport assessment so that the likely impacts of the proposal can be assessed.

124(c)

give substantial weight to the value of using suitable brownfield land within

settlements for homes and other identified needs, and support appropriate opportunities
to remediate despoiled, degraded, derelict, contaminated or unstable land;

118

All developments that will generate significant amounts of movement should be required to
provide a travel plan, and the application should be supported by a vision-led transport
statement or transport assessment so that the likely impacts of the proposal can be
assessed and monitored.

125(c)

give substantial weight to the value of using suitable brownfield land within settlements for
homes and other identified needs, proposals for which should be approved unless
substantial harm would be caused, and support appropriate opportunities to remediate
despoiled, degraded, derelict, contaminated or unstable land;

Re-enforces role of vision-led approaches to transport
planning

11. Making effective use of land

Broadens use of brownfield land from just housing to other
identified needs.

Also establishes that brownfield development should be
approved unless it would cause substantial harm.

124(e)

support opportunities to use the airspace above existing residential and

commercial premises for new homes. In particular, they should allow upward extensions
where the development would be consistent with the prevailing height and form of
neighbouring properties and the overall street scene, is well- designed (including
complying with any local design policies and standards), and can maintain safe access
and egress for occupiers. They should also allow mansard roof extensions on suitable
properties where their external appearance harmonises with the original building,
including extensions to terraces where one or more of the terraced houses already has a
mansard. Where there was a tradition of mansard construction locally at the time of the
building’s construction, the extension should emulate it with respect to external
appearance. A condition of simultaneous development should not be imposed

on an application for multiple mansard extensions unless there is an
exceptionaljustification.

125(e)

support opportunities to use the airspace above existing residential and commercial
premises for new homes. In particular, they should allow upward extensions —including
mansard roofs —where the development would be consistent with the prevailing form of
neighbouring properties and the overall street scene, is well-designed (including complying
with any local design policies and standards), and can maintain safe access and egress for
occupiers. A condition of simultaneous development should not be imposed on an
application for multiple upward extensions unless there is an exceptional justification

Indicates broader support for vertical extensions.

128(e)
the importance of securing well-designed and beautiful, attractive and healthy places.

129(e)
the importance of securing well-designed, attractive and healthy places.

Removal of use of the word “beautiful”

130

In applying paragraphs 129a and b above to existing urban areas, significant uplifts in the
average density of residential development may be inappropriate if the resulting built form
would be wholly out of character with the existing area. Such circumstances should be
evidenced through an authority-wide design code which is adopted or will be adopted as
part of the development plan.

137

Design quality should be considered throughout the evolution and assessment of
individual proposals. Early discussion between applicants, the local planning authority
and local community about the design and style of emerging schemes is important for
clarifying expectations and reconciling local and commercial interests. Applicants should
work closely with those affected by their proposals to evolve designs that take account of
the views of the community. Applications that can demonstrate early, proactive and
effective engagement with the community should be looked on more favourably than
those that cannot

No comparable paragraph

137

Design quality should be considered throughout the evolution and assessment of individual
proposals. Early discussion between applicants, the local planning authority and local
community about the design and style of emerging schemes is important for clarifying
expectations and reconciling local and commercial interests. Applicants should, where
applicable, provide sufficient information to demonstrate how their proposals will meet the
design expectations set out in local and national policy, and should work closely with those
affected by their proposals to evolve designs that take account of the views of the
community. Applications that can demonstrate early, proactive and effective engagement
with the community should be looked on more favourably than those that cannot.

Removes stipulation that increased density would be
inappropriate if it was not in keeping with the character of the
existing area.

12. Achieving well-designed places ‘

Adds further weight for applicants to demonstrate alighnment
with local and national design guidance.
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138

Local planning authorities should ensure that they have access to, and make appropriate
use of, tools and processes for assessing and improving the design of development. The
primary means of doing so should be through the preparation and use of local design
codes, in line with the National Model Design Code. For assessing proposals there is a
range of tools including workshops to engage the local community, design advice and
review arrangements, and assessment frameworks such as Building for a Healthy Life.
These are of most benefit if used as early as possible in the evolution of schemes, and are
particularly important for significant projects such as large scale housing and mixed use
developments. In assessing applications, local planning authorities should have regard to
the outcome from these processes, including any recommendations made by design
review panels

145

Once established, there is no requirement for Green Belt boundaries to be reviewed or
changed when plans are being prepared or updated. Authorities may choose to review
and alter Green Belt boundaries where exceptional circumstances are fully evidenced and
justified, in which case proposals for changes should be made only through the plan-
making process. Strategic policies should establish the need for any changes to Green
Belt boundaries, having regard to their intended permanence in the long term, so they can
endure beyond the plan period. Where a need for changes to Green Belt boundaries has
been established through strategic policies, detailed amendments to those boundaries
may be made through non- strategic policies, including neighbourhood plans.

138

Local planning authorities should ensure that they have access to, and make appropriate
use of, tools and processes for assessing and improving the design of development. The
National Model Design Code is the primary basis for the preparation and use of local design
codes. For assessing proposals there is a range of tools including workshops to engage the
local community, design advice and review arrangements, and assessment frameworks
such as Building for a Healthy Life. These are of most benefit if used as early as possible in
the evolution of schemes, and are particularly important for significant projects such as
large scale housing and mixed use developments. In assessing applications, local planning
authorities should have regard to the outcome from these processes, including any
recommendations made by design review panels.

13. Protecting Green Belt Land \

145

Once established, Green Belt boundaries should only be altered where exceptional
circumstances are fully evidenced and justified through the preparation or updating of
plans. Strategic policies should establish the need for any changes to Green Belt
boundaries, having regard to their intended permanence in the long term, so they can
endure beyond the plan period. Where a need for changes to Green Belt boundaries has
been established through strategic policies, detailed amendments to those boundaries may
be made through non-strategic policies, including neighbourhood plans.

146

Exceptional circumstances in this context include, but are not limited to, instances where
an authority cannot meet its identified need for homes, commercial or other development
through other means. If that is the case, authorities should review Green Belt boundaries in
accordance with the policies in this Framework and propose alterations to meet these
needs in full, unless the review provides clear evidence that doing so would fundamentally
undermine the purposes (taken together) of the remaining Green Belt, when considered
across the area of the plan.

Provides further weight to the use of the National Model
Design Code, stating that this should be the primary basis for
creation of local design codes.

Provides further clarity on when Green Belt boundaries should
be reviewed, indicating that instances of under-delivery of
housing could qualify.

147

When drawing up or reviewing Green Belt boundaries, the need to promote

sustainable patterns of development should be taken into account. Strategic policy-
making authorities should consider the consequences for sustainable development of
channelling development towards urban areas inside the Green Belt boundary, towards
towns and villages inset within the Green Belt or towards locations beyond the outer
Green Belt boundary. Where it has been concluded that it is necessary to release Green
Belt land for development, plans should give first consideration to

land which has been previously-developed and/or is well-served by public

transport. They should also set out ways in which the impact of removing land from the
Green Belt can be offset through compensatory improvements to the environmental
quality and accessibility of remaining Green Belt land.

148

Where it is necessary to release Green Belt land for development, plans should give priority
to previously developed land, then consider grey belt which is not previously developed,
and then other Green Belt locations. However, when drawing up or reviewing Green Belt
boundaries, the need to promote sustainable patterns of development should determine
whether a site’s location is appropriate with particular reference to paragraphs 110 and 115
of this Framework. Strategic policy-making authorities should consider the consequences
for sustainable development of channelling development towards urban areas inside the
Green Belt boundary, towards towns and villages inset within the Green Belt or towards
locations beyond the outer Green Belt boundary.

Amends the nuance of green belt reviews and the order in
which different assessments/considerations should come
into play.

150

Once Green Belts have been defined, local planning authorities should plan positively to
enhance their beneficial use, such as looking for opportunities to provide access; to
provide opportunities for outdoor sport and recreation; to retain and enhance landscapes,
visual amenity and biodiversity; or to improve damaged and derelict land.

151

Once Green Belts have been defined, local planning authorities should plan positively to
enhance their beneficial use, such as looking for opportunities to provide access; to provide
opportunities for outdoor sport and recreation; to retain and enhance landscapes, visual
amenity and biodiversity; or to improve damaged and derelict land. Where Green Belt land
is released for development through plan preparation or review, the ‘Golden Rules’ in
paragraph 156 below should apply.

References the role of the “Golden Rules” in situations where
green blet land is released.

152
Inappropriate development is, by definition, harmful to the Green Belt and should not be
approved except in very special circumstances.

153

153

When considering any planning application, local planning authorities should ensure that
substantial weight is given to any harm to the Green Belt, including harm to its openness .
Inappropriate development is, by definition, harmful to the Green Belt and should not be
approved except in very special circumstances. ‘Very special circumstances’ will not exist

Reduces requirement for “Very Special Circumstances” for
green belt release —indicating this will only apply when harm
will be outweighed by other considerations.
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When considering any planning application, local planning authorities should ensure that
substantial weight is given to any harm to the Green Belt. ‘Very special circumstances’ will
not exist unless the potential harm to the Green Belt by reason of inappropriateness, and

any other harm resulting from the proposal, is clearly outweighed by other considerations.

unless the potential harm to the Green Belt by reason of inappropriateness, and any other
harm resulting from the proposal, is clearly outweighed by other considerations.

154
A local planning authority should regard the construction of new buildings as
inappropriate in the Green Belt. Exceptions to this are:

g) limited infilling or the partial or complete redevelopment of previously developed land,
whether redundant or in continuing use (excluding temporary buildings), which would:
—not have a greater impact on the openness of the Green Belt than the

existing development; or

— not cause substantial harm to the openness of the Green Belt, where the

development would re-use previously developed land and contribute to

meeting an identified affordable housing need within the area of the local

planning authority.

154
Developmentin the Green Belt is inappropriate unless one of the following exceptions
applies:

g) limited infilling or the partial or complete redevelopment of previously developed land
(including a material change of use to residential or mixed use including residential),
whether redundant or in continuing use (excluding temporary buildings), which would not
cause substantial harm to the openness of the Green Belt.

Gives more support for infilling and/or redevelopment of
previously developed land in the green belt.

No comparable paragraph

155
The development of homes, commercial and other development in the Green Belt should
also not be regarded as inappropriate where:

a. The development would utilise grey belt land and would not fundamentally undermine
the purposes (taken together) of the remaining Green Belt across the area of the plan;

b. There is a demonstrable unmet need for the type of development proposed;

c. The development would be in a sustainable location, with particular reference to
paragraphs 110 and 115 of this Framework; and

d. Where applicable the development proposed meets the ‘Golden Rules’ requirements set
outin paragraphs 156-157 below.

Provides clarity about when housing development in the green
belt should be accepted.

Introduces Grey-Belt Land

No comparable paragraph

156

Where major development involving the provision of housing is proposed on land released
from the Green Belt through plan preparation or review, or on sites in the Green Belt subject
to a planning application, the following contributions (‘Golden Rules’) should be made:

a. affordable housing which reflects either: (i) development plan policies produced in
accordance with paragraphs 67-68 of this Framework; or (ii) until such policies are in place,
the policy set out in paragraph 157 below;

b. necessary improvements to local or national infrastructure; and

c. the provision of new, or improvements to existing, green spaces that are accessible to the
public. New residents should be able to access good quality green spaces within a short
walk of their home, whether through onsite provision or through access to offsite spaces.

157

Before development plan policies for affordable housing are updated in line with paragraphs
67-68 of this Framework, the affordable housing contribution required to satisfy the Golden
Rules is 15 percentage points above the highest existing affordable housing requirement
which would otherwise apply to the development, subject to a cap of 50%60. In the
absence of a pre-existing requirement for affordable housing, a 50% affordable housing
contribution should apply by default. The use of site-specific viability assessment for land

Provides further detail on the “Golden Rules” including
affordable housing, infrastructure improvements and
improved access to green spaces.
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157

The planning system should support the transition to a low carbon future in a changing
climate, taking full account of flood risk and coastal change. It should help to: shape
places in ways that contribute to radical reductions in greenhouse gas emissions,
minimise vulnerability and improve resilience; encourage the reuse of existing resources,
including the conversion of existing buildings; and support renewable and low carbon
energy and associated infrastructure.

within or released from the Green Belt should be subject to the approach set out in national
planning practice guidance on viability.

158
A development which complies with the Golden Rules should be given significant weightin
favour of the grant of permission.

159

The improvements to green spaces required as part of the Golden Rules should contribute
positively to the landscape setting of the development, support nature recovery and meet
local standards for green space provision where these exist in the development plan. Where
no locally specific standards exist, development proposals should meet national standards
relevant to the development (these include Natural England standards on accessible green
space and urban greening factor and Green Flag criteria). Where land has been identified as
having particular potential for habitat creation or nature recovery within Local Nature
Recovery Strategies, proposals should contribute towards these outcomes.

161

The planning system should support the transition to net zero by 2050 and take full account
of all climate impacts including overheating, water scarcity, storm and flood risks and
coastal change. It should help to: shape places in ways that contribute to radical reductions
in greenhouse gas emissions, minimise vulnerability and improve resilience; encourage the
reuse of existing resources, including the conversion of existing buildings; and support
renewable and low carbon energy and associated infrastructure.

14. Meeting the challenge of climate change, flooding and coastal change \

Provides further detail on sustainability targets and gives
more specific standards which should be met.

158

Plans should take a proactive approach to mitigating and adapting to climate change,
taking into account the long-term implications for flood risk, coastal change, water
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures.
Policies should support appropriate measures to ensure the future resilience of
communities and infrastructure to climate change impacts, such as providing space for
physical protection measures, or making provision for the possible future relocation of
vulnerable development and infrastructure.

162

Plans should take a proactive approach to mitigating and adapting to climate change, taking
into account the long-term implications for flood risk, coastal change, water supply,
biodiversity and landscapes, and the risk of overheating and drought from rising
temperatures. Policies should support appropriate measures to ensure the future health
and resilience of communities and infrastructure to climate change impacts, such as
providing space for physical protection measures, or making provision for the possible
future relocation of vulnerable development and infrastructure.

163

The need to mitigate and adapt to climate change should also be considered in preparing
and assessing planning applications, taking into account the full range of potential climate
change impacts.

Adds note that policies should consider the future health of
communities.

Adds requirement for consideration of planning applications’
role in mitigating climate change impacts.

159 (a)

avoid increased vulnerability to the range of impacts arising from climate

change. When new development is brought forward in areas which are

vulnerable, care should be taken to ensure that risks can be managed through suitable
adaptation measures, including through the planning of green infrastructure; and

164 (a)

avoid increased vulnerability to the range of impacts arising from climate change. When
new development is brought forward in areas which are vulnerable, care should be taken to
ensure that risks can be managed through suitable adaptation measures, including through
incorporating green infrastructure and sustainable drainage systems; and

Adds sustainable drainage systems alongside green
infrastructure.

159(b)

can help to reduce greenhouse gas emissions, such as through its location, orientation
and design. Any local requirements for the sustainability of buildings should reflect the
Government’s policy for national technical standards.

164(b)

help to reduce greenhouse gas emissions, such as through its location, orientation and
design. Any local requirements for the sustainability of buildings in plans should reflect the
Government’s policy for national technical standards.

Nuanced change in language from “can help” to “help”
indicating greater responsibility.

161

Local planning authorities should support community-led initiatives for renewable and
low carbon energy, including developments outside areas identified in local plans or other
strategic policies that are being taken forward through neighbourhood planning.

No comparable paragraph

Removed note on community-led renewable energy schemes.
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163
When determining planning applications for renewable and low carbon development,
local planning authorities should:

a) not require applicants to demonstrate the overall need for renewable or low carbon
energy, and recognise that even small-scale projects provide a valuable contribution to
significant cutting greenhouse gas emissions;

b) approve the application if its impacts are (or can be made) acceptable. Once suitable
areas for renewable and low carbon energy have been identified in plans, local planning
authorities should expect subsequent applications for commercial scale projects outside
these areas to demonstrate that the proposed location meets the criteria used in
identifying suitable areas; and

c) in the case of applications for the repowering and life-extension of existing renewable
sites, give significant weight to the benefits of utilising an established site, and approve
the proposal if its impacts are or can be made acceptable.

168
When determining planning applications for all forms of renewable and low carbon energy
developments and their associated infrastructure, local planning authorities should:

a) not require applicants to demonstrate the overall need for renewable or low carbon
energy, and give significant weight to the benefits associated with renewable and low
carbon energy generation and the proposal’s contribution to a net zero future;

b) recognise that small-scale and community-led projects provide a valuable contribution
to cutting greenhouse gas emissions;

c) in the case of applications for the repowering and life-extension of existing renewable
sites, give significant weight to the benefits of utilising an established site, and approve the
proposalif its impacts are or can be made acceptable.

Adds consideration of associated infrastructure for energy
developments.

Adds specific mention of a net zero carbon future.

Adds back in a note to support small-scale and community-
led projects.

No comparable paragraph

169

Once suitable areas for renewable and low carbon energy have been identified in plans,
local planning authorities should expect subsequent applications for commercial scale
projects outside these areas to demonstrate that the proposed location meets the criteria
used in identifying suitable areas.

Note that LPAs should expect commercial renewable energy
applications in areas outside of allocated sites.

No comparable paragraph

173

A sequential risk-based approach should also be taken to individual applications in areas
known to be at risk now or in future from any form of flooding, by following the steps set out
below

Sequential test should be applied for sites which could be
vulnerable to flooding in the future.

168

The aim of the sequential test is to steer new development to areas with the lowest risk of
flooding from any source. Development should not be allocated or permitted if there are
reasonably available sites appropriate for the proposed development in areas with a lower
risk of flooding. The strategic flood risk assessment will provide the basis for applying this
test. The sequential approach should be used in areas known to be at risk now or in the
future from any form of flooding.

174

Within this context the aim of the sequential test is to steer new development to areas with
the lowest risk of flooding from any source. Development should not be allocated or
permitted if there are reasonably available sites appropriate for the proposed development
in areas with a lower risk of flooding. The strategic flood risk assessment will provide the
basis for applying this test.

175

The sequential test should be used in areas known to be at risk now or in the future from any
form of flooding, except in situations where a site-specific flood risk assessment
demonstrates that no built development within the site boundary, including access or
escape routes, land raising or other potentially vulnerable elements, would be located on an
area that would be at risk of flooding from any source, now and in the future (having regard
to potential changes in flood risk).

Further detail on the application of the flood risk sequential
test, indicating greater consideration of potential future flood
impacts.

175

Major developments should incorporate sustainable drainage systems unless there is
clear evidence that this would be inappropriate. The systems used should:

a) take account of advice from the lead local flood authority;

b) have appropriate proposed minimum operational standards;

c) have maintenance arrangements in place to ensure an acceptable standard of
operation for the lifetime of the development; and

d) where possible, provide multifunctional benefits.

182

Applications which could affect drainage on or around the site should incorporate
sustainable drainage systems to control flow rates and reduce volumes of runoff, and which
are proportionate to the nature and scale of the proposal. These should provide
multifunctional benefits wherever possible, through facilitating improvements in water
quality and biodiversity, as well as benefits for amenity. Sustainable drainage systems
provided as part of proposals for major development should:

a) take account of advice from the Lead Local Flood Authority;
b) have appropriate proposed minimum operational standards; and

c) have maintenance arrangements in place to ensure an acceptable standard of operation
for the lifetime of the development.

Changed type of applications which should use SuDS from
Major Development to any application which could affect
drainage on or around the site.

Removal of recommendation for the delivery of
multifunctional benefits.
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180(d) 187 (d) Provides further detail of types of habitats to be considered
minimising impacts on and providing net gains for biodiversity, including by minimising impacts on and providing net gains for biodiversity, including by establishing
establishing coherent ecological networks that are more resilient to current and future coherent ecological networks that are more resilient to current and future pressures and
pressures; incorporating features which support priority or threatened species such as swifts, bats and
hedgehogs;
217 (a) 224 (a) Changes Areas of Outstanding Natural Beauty to National
as far as is practical, provide for the maintenance of landbanks of non-energy minerals as far as is practical, provide for the maintenance of landbanks of non-energy minerals from | Landscapes.
from outside National Parks, the Broads, Areas of Outstanding Natural Beauty and World outside National Parks, the Broads, National Landscapes and World Heritage Sites,
Heritage Sites, scheduled monuments and conservation areas; scheduled monuments and conservation areas;
226 232 These sections provide detail on the timescales and methods
From the date of publication of this revision of the Framework, for decision-making However, existing policies should not be considered out-of-date simply because they were for implementation of the policies contained within the
purposes only, certain local planning authorities will only be required to identify and adopted or made prior to the publication of this Framework. Due weight should be given to respective editions of the NPPF.
update annually a supply of specific deliverable sites sufficient to provide a minimum of them, according to their degree of consistency with this Framework (the closer the policies
four years’ worth of housing (with a buffer, if applicable, as set out in paragraph 77) against | in the plan to the policies in the Framework, the greater the weight that may be given).
the housing requirement set out in adopted strategic policies, or against local housing Where a local planning authority can demonstrate a five year supply of deliverable housing
need where the strategic policies are more than five years old80, instead of a minimum of | sites (with the appropriate buffer as set out in paragraph 78) and where the Housing Delivery
five years as set out in paragraph 77 of this Framework. This policy applies to those Test indicates that the delivery of housing is more than 75% of the housing requirement over
authorities which have an emerging local plan that has either been submitted for the previous three years, policies should not be regarded as out-of-date on the basis that
examination or has reached Regulation 18 or Regulation 19 (Town and Country Planning the most up to date local housing need figure (calculated using the standard method set out
(Local Planning) (England) Regulations 2012) stage, including both a policies map and in planning practice guidance) is greater than the housing requirement set out in adopted
proposed strategic policies, for a period of five years from the date of the plan’s adoption.
allocations towards meeting housing need. This provision does not apply to authorities
who are not required to demonstrate a housing land supply, as set out in paragraph 76. 233
These arrangements will apply for a period of two years from the publication date of this Where a local planning authority has confirmed its housing land supply position for a year
revision of the Framework. through a published Annual Position Statement that has been examined by the Planning

Inspectorate against the previous version of this Framework, this position will stand until
the Annual Position Statement expires.

227 234
The policies in the original National Planning Policy Framework published in March 2012 For the purpose of preparing local plans, the policies in this version of the Framework will
will apply for the purpose of examining plans, where those plans were submitted on or apply from 12 March 2025 other than where one or more of the following apply:

before 24 January 2019. Where such plans are withdrawn or otherwise do not proceed to
become part of the development plan, the policies contained in this Framework will apply | a. the plan has reached Regulation 1982 (pre-submission stage) on or before 12 March
to any subsequent plan produced for the area concerned. 2025, and its draft housing requirement meets at least 80% of local housing need83;

228 b. the plan has been submitted for examination under Regulation 2284 on or before 12
For the purposes of the policy on larger-scale development in paragraph 22, this applies March 2025;
only to plans that have not reached Regulation 19 of the Town and Country Planning

(Local Planning) (England) Regulations 2012 (pre-submission) stage at the point the c. the planincludes policies to deliver the level of housing and other development set outin
previous version of this Framework was published on 20 July 2021 (for Spatial a preceding local plan (such as a joint local plan containing strategic policies) adopted
Development Strategies this would refer to consultation under section 335(2) of the since 12 March 2020;

Greater London Authority Act 1999).
d. the local plan is for an area where there is an operative Spatial Development Strategy and
229 the local plan has reached Regulation 19 (pre-submission stage) on or before 12 March

For the purposes of the policy on renewable and low carbon energy and heat in plansin 2025; or e. the plan deals only with minerals and/or waste matters and has reached
paragraph 160, this policy does not apply to plans that have reached Regulation 19 of the | Regulation 19 on or before 12 March 2025; or has been submitted for examination under
Town and Country Planning (Local Planning) (England) Regulations 2012 (pre-submission) | Regulation 22 on or before 12 March 2025.

stage, or that reach this stage within three months of the date of publication of the
previous version of this Framework published on 5 September 2023. For Spatial 235

Development Strategies, paragraph 160 does not apply to strategies that have reached Where paragraph 234a, b, c, d or e apply, the plan will be examined under the relevant
consultation under section 335(2) of the Greater London Authority Act 1999 or that reach previous version of the Framework.
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this stage within three months of the date of publication of the previous version of this
Framework published on 5 September 2023.

230

The policies in this Framework (published on 19 December 2023) will apply for the
purpose of examining plans, where those plans reach regulation 19 of the Town and
Country Planning (Local Planning) (England) Regulations 2012 (pre-submission) stage
after 19 March 2024. Plans that reach pre-submission consultation on or before this date
will be examined under the relevant previous version of the Framework in accordance with
the above arrangements. For Spatial Development Strategies, this Framework applies to
strategies that have reached consultation under section 335(2) of the Greater London
Authority Act 1999 after 19 March 2024. Strategies that reach this stage on or before this
date will be examined under the relevant previous version of the Framework in
accordance with the above arrangements. Where plans or strategies are withdrawn or
otherwise do not proceed to become part of the development plan, the policies contained
in this Framework will apply to any subsequent plan or strategy produced for the area
concerned.

231

The Government will continue to explore with individual areas the potential for planning
freedoms and flexibilities, for example where this would facilitate an increase in the
amount of housing that can be delivered.

236

Where paragraph 234b applies, if the housing requirement in the plan to be adopted meets
less than 80% of local housing need85 the local planning authority will be expected to begin
work on a new plan, under the revised plan-making system provided for under the Levelling
Up and Regeneration Act 2023 (as soon as the relevant provisions are brought into force in
2025), in order to address the shortfall in housing need86 .

237

Those local plans that reach Regulation 19 (pre-submission stage) on or before 12 March
2025 and whose draft housing requirement meets less than 80% of local housing need
should proceed to examination within a maximum of 18 months from 12 December 2024, or
24 months of that date if the plan has to return to the Regulation 18 stage88

238

For Spatial Development Strategies, the policies in this Framework will apply to strategies
that reach consultation89 under section 335(2) of the Greater London Authority Act 1999
after 12 March 2025. Strategies that reach this stage on or before this date will be examined
under the relevant previous version of the Framework.

239

For neighbourhood plans, the policies in this Framework will apply for the purpose of
preparing neighbourhood plans from 12 March 2025 unless a neighbourhood plan proposal
has been submitted to the local planning authority under Regulation 15 of the
Neighbourhood Planning (General) Regulations 2012 (as amended) on or before the 12
March 2025.

240

For the purposes of the policy on larger-scale development in paragraph 22, this applies
only to plans that had not reached Regulation 19 of the Town and Country Planning (Local
Planning) (England) Regulations 2012 (pre-submission) stage at the point the version of this
Framework was published on 20 July 2021 (for Spatial Development Strategies this would
refer to consultation under section 335(2) of the Greater London Authority Act 1999).

241

The policies in the original National Planning Policy Framework published in March 2012 will
continue to apply for the purpose of examining plans, where those plans were submitted on
or before 24 January 2019.

242

Where plans or strategies are withdrawn or otherwise do not proceed to become part of the
development plan, the policies contained in this Framework will apply to any subsequent
plan or strategy produced for the area concerned.

243

The Government will continue to explore with individual areas the potential for planning
freedoms and flexibilities, for example where this would facilitate an increase in the amount
of housing that can be delivered.




