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Levelling Up and Regeneration Bill    

Seamlessly following the Queen’s speech, the Levelling Up and Regeneration Bill had its first reading in the House of 
Commons on 11 May. The Bill has been long awaited following the publication of the government’s white paper Planning 
for the Future in August 2020 which identified some radical proposals to reform the planning system.

The levelling up agenda has been a core government pledge 
to address social and economic inequalities. In February, the 
government published its Levelling Up Plan, a manifesto for 
change, which identified 12 missions to deliver change by 
2030 covering a wide range of issues including increased 
productivity, improving health and education, and transport 
connectivity. Devolution was identified as a solution to facilitate 
change with nine areas invited to become Mayoral Combined 
Authorities.  To deliver the changes the Levelling Up plan 
identified the need for legislation in the form of the Levelling 
Up and Regeneration Bill and the Social Housing Regulation 
Bill. 

The Bill identifies five key priority areas to facilitate the 
improvement of the planning system, namely to:

•  deliver high quality design and beautiful places, and 
protect our heritage

•  enable the right infrastructure to come forward where it is 
needed

• enhance local democracy and engagement

• foster better environmental outcomes

•  allow neighbourhoods to shape their surroundings, as this is 
where the impact of planning is most immediately felt.

The main headline reforms are outlined below:

Infrastructure Levy

One of the major proposals in the planning white paper was 
the abolishment the Community Infrastructure Levy (CIL) and its 
replacement with a new Infrastructure Levy.  The Bill proposes 
that the new levy will be mandatory for all local authorities 
and will be a locally determined through charging schedules. 
It will be charged on the value of property when it is sold and 
applied above a minimum threshold. Levy rates and minimum 
thresholds will be set and collected locally, and local authorities 
will be able to set different rates within their area. The rates 
will be set as a percentage of gross development value rather 
than based on floorspace which the CIL applies. 

The new approach is intended to allow developers to price 
in the value of contributions into the value of the land, allow 
liabilities to respond to market conditions and removes the need 
for obligations to be renegotiated if the gross development 
value is lower than expected; while allowing local authorities 
to share in the uplift if gross development values are higher 
than expected. 

However, CIL will remain in London to facilitate projects such as 
Crossrail. It will also remain in Wales. Section 106 agreements 
will remain but only to support the delivery of infrastructure for 
large sites or for small schemes to secure in kind contributions. 
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Five Year Land Supply

The proposal to abolish five year housing land supply was 
mooted in the Planning for the Future white paper, in favour 
of the Housing Delivery Test which measures past supply. 
The Bill proposes removing this requirement for newly 
adopted local plans (i.e. adopted in the past five years). This 
measure is intended to incentivise local plan production and 
deter speculative applications and planning by appeal. The 
government will consult on these changes when it reviews the 
National Planning Policy Framework (NPPF).

Local Plans

The Bill proposes that Local Plans will be given more weight 
in decision making, raising the bar to only consider material 
considerations in favour of the local plan, when they ‘strongly 
indicate otherwise’. The Bill states that the same weight will 
be given to other parts of the development plan, including 
minerals and waste plans, neighbourhood plans prepared by 
local communities, and spatial development strategies. 

The government has followed through on its proposals to 
simplify development plans and to speed up their preparation. 
To streamline local plan making, the government intends to 
produce National Development Management Policies to cover 
issues that are applicable to everywhere such as heritage 
protection. These policies will have the same as local plan 
so that they are they are taken fully in account in decisions. 
Therefore, enabling local plans to focus on more locally specific 
matters. 

There is an expectation that local plans will take 30 months to 
produce and will be updated at least every five years. There 
will be a requirement for two rounds of community engagement 
before plans are submitted for independent examination. 
Optimising the use of digital technologies will assist with plan 
preparation to encourage a more standardized format and 
boost community engagement by making plans more easily 
accessible. 

It is suggested that a series of ‘gateway checks’ by the 
Planning Inspectorate during the production of local plans 
would identify any problems at an early stage. There will be a 
new duty for infrastructure providers to engage in the process 
where needed.  Should Local Planning Authorities stall with 
plan making, new Local Plan Commissioners may be deployed 
to support or ultimately take over plan-making. 

The duty to cooperate with neighbouring planning authorities 
will be revoked and replaced with a more ‘flexible alignment 
test’ set out in national policy. Local Plans will continue to 
be assessed whether they are sound but the government is 
intending to review current tests as part of its review of the 
NPPF.

Strategic Planning 

Although the Duty to Cooperate is being dropped, the Bill 
includes measures that will enable multiple authorities to 
collaborate to produce a voluntary spatial development 
strategy to advise on strategic planning matters.
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Supplementary Plans

Local Planning Authorities will have a new power to prepare 
‘supplementary plans’, where policies for specific sites or 
groups of sites need to be prepared quickly or to set out 
design standards. It is suggested that these plans will replace 
supplementary planning documents (SPDs) which do not carry 
the same weight as local plans. It is unclear what level scrutiny 
a supplementary plan will be subject to and whether they will 
just be consulted on and adopted as SPDs.

Design Codes

The Bill will mandate that every local planning authority 
must produce a design code for its area. These codes will 
have full weight in making decisions on development, either 
through forming part of local plans or being prepared as a 
supplementary plan.

Neighbourhood Priorities Statement

To facilitate more community buy-in to development, a new 
planning tool is proposed called Neighbourhood Priorities 
Statement which will provide communities with a simpler 
and more accessible way to set out their key priorities and 
preferences for their local area. Local authorities will need 
to take these into account when preparing their local plans, 
enabling more communities to better engage in the local plan-
making process.

Street Vote

The Bill includes a placeholder for a clause to introduce new 
‘street vote’ powers, allowing residents on a street to bring 
forward proposals to extend or redevelop their properties 
in line with their design preferences. Where prescribed 
development rules and other statutory requirements are met, 
the proposals would then be put to a referendum of residents 

on the street, to determine if they should be given planning 
permission. The proposal is intended to be a positive incentive 
for neighbours to support gentle increases in densities in areas 
of high demand where proposals are well considered, well 
designed and supported locally. 

Environmental Assessments

With the UK’s departure from the EU, a replacement system 
was needed for Environmental Impact Assessment (EIA) 
and Strategic Environmental Assessments (SEA) which are 
underpinned by european legislation. Instead, Environment 
Outcome Reports will be prepared to assess the environmental 
effects of plans and major projects. The intention is that the 
new system will allow decision-makers and local communities to 
clearly see where a plan or project is meeting these outcomes 
and what steps are being taken to avoid and mitigate any 
harm to the environment. 

Planning Fees

It is proposed that planning fees will rise by 35% for major 
applications and 25% for minor applications. The intention is 
that the increased fees will help boost local planning authorities 
resources. Fees for retrospective planning applications will also 
be doubled.

Commencement and Completion Notices 

The Bill proposes to introduce a requirement for commencement 
notices to be submitted when a developer starts on site. The 
measure is intended to increase transparency and address 
perceptions of land banking. The Bill will also give more 
control to authorities to issue completion notices to developers 
to complete their project as part of reforms to the enforcement 
system which includes extending the period for taking 
enforcement action to ten years in all cases.
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Next Steps

The second reading of the Bill is due to take place on 8 June. 
Further consultation is required on numerous aspects of the 
proposals for the accompanying regulations and the revision 
to the NPPF. It is anticipated that the Bill will not be enacted 
until 2024 at the earliest. 

TKP Views

TKP Director, Rosie Dinnen provides her initial thoughts on the 
proposals:

“The arrival of the Levelling Up and Regeneration Bill is largely 
welcome. Albeit its arrival just a day after the Queen’s speech 
was unexpected given the delays since the Planning for the 
Future White Paper was published in summer 2020. 

There is a lot of detail yet to be worked out and subject to 
further consultation and many unanswered questions. The Bill 
remains silent of a number of important planning matters which 
were included in the white paper: will the annual target of 
300,000 new homes will be dropped? And will the standard 
method will be parked in favour of another for identifying 

housing needs? How will affordable housing be delivered via 
the Infrastructure Levy?

There also appears to be a dichotomy with localism being 
encouraged through the Neighbourhood Priorities Statement 
and Street Votes but with the government seizing more 
control over planning policies with the National Development 
Management policies and the suggestion that the NPPF will be 
more than a material consideration on an equal platform with 
the development plan. Meanwhile material considerations will 
only counter the development plan when they strongly indicate 
otherwise. 

It is welcome that the government recognises that there is a 
resourcing issue for planning departments but notwithstanding 
the proposal to increase application fees, the proposed 
changes will necessitate significant planning resources for 
development management and planning policy. Where are 
these resources going to come from?”      

A summary of the Bill proposals can be found HERE 

https://www.gov.uk/government/publications/levelling-up-and-regeneration-further-information/levelling-up-and-regeneration-further-information
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Affordable Housing Emergency    

TKP in collaboration with Turley has prepared insightful research for the Land Promoters & Developers Federation on 
the national affordable housing emergency which has been perpetuated by a consistent failure to provide sufficient new 
affordable homes. 

Research undertaken by the National Housing Federation 
and Crisis identified an annual need for 145,000 new 
affordable homes but the research highlights that just 35,500 
net additional affordable homes have been 35,500 net 
additional affordable homes have been delivered nationwide 
per annum over the last 10 years. Resulting in a shortfall of 
over one million affordable homes over a decade.

The analysis demonstrates a well-documented failure to boost 
the supply of affordable homes with 51 local authorities 
reporting that zero social rented homes were delivered 
between 2016 and 2021 and circa 14,500 affordable homes 
are lost nationally every year through the Right to Buy.  

The report reviews the affordable housing delivery of the 
five largest cities outside of London (Birmingham, Liverpool, 
Bristol, Manchester and Sheffield) between 2011 and 2021 
which collectively delivered just 358 net affordable homes per 
annum, falling far short of the significant need that exists. By 
contrast at 31st March 2021 these five cities combined had 

almost 83,000 households on their housing registers in need 
of an affordable home. Sheffield and Birmingham collectively 
had 1,100 fewer affordable homes in 2021 than they did a 
decade earlier. Manchester only added an average of 35 
affordable dwellings a year over the decade.

Some shire authorities have performed better as they less 
restricted than the five urban authorities, who are reliant 
on brownfield sites and flatted developments to deliver 
affordable housing. Cornwall, Wiltshire, Cheshire West & 
Chester, South Gloucester and Cheshire East are highlighted 
as authorities that have performed well delivering between 
21% and 28% affordable housing over the past 10 years. 
Both Cheshire East and South Gloucestershire have enabled 
the delivery of affordable homes by releasing land from the 
Green Belt.

The full report can be viewed on the LPDF website HERE

For further details about the research please contact annie.
gingell@tetlow-king.co.uk or leonie.stoate@tetlow-king.

In the News

Spatial 
Development 

Strategy 

Metro Mayor Dan 
Norris has written 

to DLUHC to 
confirm that work 

has stopped on the 
West of England 
SDS as unanimous 

agreement on 
the plan by the 
councils has not 
been reached.

Nutrient Neutrality 

The government 
said it is concerned 

by the stalling 
effect of nutrient 
neutrality on new 

housebuilding 
and the planning 

system. 

Net Zero

A standard 
methodology for 

verifying buildings 
as net zero carbon 
is being developed 

by a group of 
industry bodies. 

Residential 
Conversions 

LGA findings that 
18,000 affordable 
homes have been 

lost as a result 
of Permitted 
Development 

Rights.

Garden 
Communities 

Government 
allocates £15m 

to councils to help 
deliver 43 garden 

communities.
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https://www.theplanner.co.uk/news/ministers-back-homebuilding-over-stricter-nutrient-neutrality-rules?utm_source=Adestra&utm_medium=email&utm_term=
https://www.insidehousing.co.uk/news/almost-20000-affordable-homes-lost-due-to-permitted-development-rights-says-lga-75397
https://www.planningresource.co.uk/article/1787366/government-allocates-15m-councils-help-deliver-43-garden-communities
https://www.building.co.uk/news/industry-bodies-to-draw-up-standard-for-verifying-net-zero-buildings/5117504.article?pk_campaign=newsletter_5367


About Us  

Tetlow King Planning is a leading town planning and development consultancy operating nationwide, with specialisms in 
housing, affordable housing, care, custom and self-build housing. We have been established for over 35 years and operate 
from our offices in Bristol and West Malling, Kent. Testimonials and news stories on development proposals are available to 
view on our website www.tetlow-king.co.uk. Follow us on our social media accounts at:
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T: 01179 561916

West Malling, Kent
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T: 01732 870988


