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Briefing note

National planning changes and the
introduction of national planning policies

December 2025

Government published a draft new National Planning Policy Framework (NPPF) on 16t
December 2025. This sets out revised guidance and decision-making policies for planning
across England. The policies are not yet in force, and the introduction of the changes is
subject to a consultation that ends on 10t March 2026.

This note has been written to provide a brief summary of the key changes to national
planning policy in England. We will provide a more detailed briefing early in 2026 with a set
of suggested responses.

The draft document may be viewed at: National Planning Policy Framework: draft text for

consultation

What are the main changes in the NPPF?

Overall, the draft retains the core approach of the current (December 2024) NPPF, including
mandatory housing targets, five-year land supply, densification, and strengthened
sustainability. The government rhetoric is that the changes are to deliver more certain,
consistent and streamlined policies with a clear push to reduce duplication and deviation
from national policy. The main changes can be summarised as:

e Embedding National DM policies (NDMPs) within the NPPF to standardise policy across
all local authorities;

e Formalising a permanent presumption in favour of development this means brownfield
urban sites for example area acceptable ‘by default’ - this applies even if you have a 5YLS
(which wasn't the case previously);

e It creates two sets of policies — those focussed on Local plan writing and those focused
on decision making; and

e Embedding the 30 month Local Plan timetable.


https://assets.publishing.service.gov.uk/media/694177205431f4f94d7f0b07/Draft_NPPF_December_2025.pdf
https://assets.publishing.service.gov.uk/media/694177205431f4f94d7f0b07/Draft_NPPF_December_2025.pdf
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e Some aspects of these changes are very clearly aimed at greenbelt authorities in the
southeast where development is stymied rather than places like Cornwall, this is very
clear in the proposal to support development around some train stations which explicitly
includes the green belt. Whilst this doesn't impact on us as we have no green belt it is a
very strong move by a government to force those areas to accept more development.

Other changes proposed

e QOutcome on planning committee reform is promised in early 2026, alongside a
consultation on draft regulations on our national scheme of delegation.

e A new category of medium development between 10-49 homes or sites up to 2.5 ha.
This is designed to support SMES, with some simplification of requirements.

e Requirement for proportionate information for decision making on minor and, by
implication, medium development sites. Only essential validation requirements and
local lists. An appendix makes clear the studies potentially required to meet national
policies. It does not cover all aspect of legislative requirement notably not covering
ecology.

e |t restates the core principles that planning decisions should be based on whether
development would be an acceptable use of land, and that other regulatory regimes
should be assumed to operate effectively.

e Seeks to further standardise viability information.

e Sets out that sites below 0.2 ha to be exempt from Biodiversity Net Gain with regulations
to follow on this in the new year. Defra will also consult rapidly on an additional targeted
exemption for brownfield residential development, testing the definition of land to
which it should apply and a range of site sizes up to 2.5 hectares

e Government will provide a one-off amount of between £70-£90K funding and support to
some eligible LPAs to support the delivery of major planning applications. Today, we
have been notified that we are eligible but securing this subject will be subject to the
submission of an Eol in the new year.

Breakdown of key provisions

1. Changes to the purpose of the NPPF and introduction of national decision making
policies

The new NPPF is based around a set of clearly marked policies. Much of the content is
similar, even if the formatting is visually very different. These policies are separated into
plan-making and development management decisions. The policies are set out much like a
local plan, making it clearer which are policies or statements.

The draft introduces the long-promised National Decision Making Policies (NDMPs). These
are common development management standards embedded into the NPPF as material
considerations. It is important to note that these are not mandatory policies (i.e. not
automatically replacing local plan policies), but where local policies are ‘inconsistent’ to
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those in the NPPF they should carry “very little weight”. The NPPF also does not want plan-
makers to “duplicate, substantively restate or modify” what’s in NDMPs, which could restrict
the content of any future Cornwall Local Plan.

Local plans are restricted in setting quantitative standards for new development to
infrastructure provisions, affordable housing requirements, tenure mix on 150+ home
schemes, parking, design and placemaking. They should not repeat building regulations
other than for accessibility standards (at least 40% for M4(2) and (3)) and water efficiency. It
would appear that future standards would not be able to extend beyond these measures
where they would impact on other regulatory regimes such as building regulations.

2. Presumption in Favour of Development

The 2025 draft reinforces the presumption in favour of suitably located development, by
establishing a rules-based default position that extends the ‘tilted balance’ principle and
limits discretionary refusals unless specific protections such as local green space are
threatened.

The presumption would apply to all development proposals within settlements, unless the
“harms would substantially outweigh the benefits”. i.e. a default yes for brownfield. Outside
settlements and where the housing delivery test or 5-year land supply can’t be met,
development boundaries would be given minimum weight and proposals that create a
logical extension and are well connected to services school and transport will be supported.

The contribution towards meeting unmet need for ‘accommodation’ would attract
‘substantial weight’ examples of this could be proposals for specialist and supported
housing. This is subtly different to the previous tests applied by the NPPF.

The existing provisions regarding protection for certain NDPs are retained, but these apply to
a very small number of plans in Cornwall.

3. Introducing the new local and regional plan-making systems

The document sets out policies for how new style local plans must be produced. This will be
covered in separate papers as we start to understand better how the new plans will have to
be produced. However, we do know that the 30-month timetable and guidelines on content
remain in place. There is an added focus on NDMP alignment and nationally consistent
policies during plan examinations.

The document also discusses potential arrangements for developing Spatial Development
Strategies. These will set out a plan for 20 years, including broad locations for growth,
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including new settlements, supporting economic growth and nature recovery and the type,
extent and broad location of strategic infrastructure requirements.

But note that English Devolution and Community Empowerment Bill will need to become an
Act and regulations for an SDS will still need to be introduced before any formal work starts
on providing this layer of plan-making in Cornwall. SDSs were intended to coordinate work
amongst the constituent Councils of combined authorities but if Cornwall becomes a
foundational authority, we believe that would result in the geography for our SDS being
solely Cornwall. This does mean we would be in quite a unique and positive position —
where we would also be the authors of our own SDS at the same time as the Local Plan.
None of that means we should not still ensure coordination and alignment with
neighbouring authorities.

4. Housing Delivery & Supply

Housing land supply policies from the 2024 NPPF remain intact including the requirement to
demonstrate a 5-year supply against the standard housing methodology and emphasises
accelerating delivery through the NDMP framework.

There is strong expectation around planning for a wide range of housing needs, including
affordable housing with specific reference to social rent as a clear part of the viability mix,
meeting other specialist needs and for Gypsies and Travellers.

At least 20% of the housing requirement should be accommodated on sites no larger than 1
hectare and 2.5 hectares.

5. Economic, Infrastructure & Environmental Focus

The draft continues to support labs, gigafactories, data centres, and digital/logistics
infrastructure. These are reinforced through national policies.

Climate considerations are increased and set an expectation for a ‘net-zero future’ with
increasing detail on water, energy and communications infrastructure resilience. However
additional controls through local level standards are limited.

The draft suggests standardised requirements in viability assessments and thresholds for
onsite energy/data centres as part of national policies.
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6. Design, Placemaking & Local Identity

There are few significant changes to design standards, but good design is clearly stated to
include good access to services etc rather than purely aesthetic standards.

The local plan should set a vision for desired design and placemaking outcomes. This may
include the development of design codes; however national development management
policies include more specific sets of design criteria to increase consistency. This may in turn
require us to revise our design guidance.

The question of harm to designated heritage assets is now split into three categories: ‘harm’,
‘substantial harm’, and ‘total loss’. The new definition of ‘substantial harm’ is “where the
development proposal would seriously affect a key element of the asset’s significance’.

7. Transport, Connectivity & Density

The document increases the importance given to a ‘vision-led’ approach to transport
planning. This should be included in the local plan vision. NDMPs are expected to include
national policy standards for sustainable transport expectations. Maximum parking
standards may be set where this would support the use of sustainable transport modes. The
Government’s Connectivity tool should be used alongside other evidence to assess
connectivity.

There is a strong push for densification and connectivity: Beyond station corridors, the
document encourages urban infill, vertical extensions, and redevelopment under NDMP
principles. Increased density of housing, particularly around high-quality transport networks,
including rail stations is particularly supported. Density standards could be set across parts
or the whole of the plan area where this is justified.

What does this mean for Cornwall and what happens next?

This briefing note has been assembled immediately as changes are announced. It cannot
capture all changes stated or implied and further interpretations will emerge over the
coming days and weeks.

The NPPF and national DM policies are published for consultation and do not formally apply
until they are published following the consultation period between 6™ December 2025 and
10t March 2026.

Other information such as that relating to planning committees and formal changes to BNG
are expected in the new year, we will provide updates as required.

Prepared by the Planning Policy Team: 16-12-25



