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The long-awaited new draft Planning Policy Wales 
(PPW) Edition 10 sets out the Government’s plan to  
help promote prosperity for all parts of society.

New Planning Policy  
Wales Consultation 

Representations are due on 18 May 2018  
to the Welsh Government’s consultation  
draft of PPW (Edition 10). This is a  
re-worked version of the Policy which  
has been prepared in the light of the  
Well-being of Future Generations (Wales) 
Act 2015 (WFGA), restructured into broad 
policy themes and updated to reflect new 
Welsh Government strategies and policies. 

This consultation comes at a time of 
significant change in the Welsh planning 
system. Many issues are currently being 
discussed within the industry, not least in 
relation to well-being, local authority  
joint working, viability and deliverability,  
all of which are referenced within the  
revised PPW.

A separate consultation on changes to 
TAN1 has also been introduced. As presently 
drafted, paragraph 6.2 of Technical Advice 
Note (TAN) 1 states that “considerable weight” 
should be given to the need to increase 
housing supply where a local planning 
authority is unable to demonstrate a five-year 
supply of housing. The consultation seeks to 
temporarily remove the word “considerable”, 

meaning that effectively no 
additional weight would 
be afforded to the lack of 
a five-year supply for the 
duration of a wide-ranging 
review of the delivery of 
housing which is to be 
undertaken this summer. 
Representations on this 

significant 
change to 
TAN1 are  
due by 21  
June 2018.

The WFGA and Placemaking
The new document has been restructured 
to relate to the WFGA objectives. It centres 
on the new, multi-faceted concept of 
Placemaking which focusses on the  
delivery of Sustainable Places to support  
the well-being of people and communities  
across Wales. 

The draft seeks to identify the inter-
linkages between planning policies in order 
to demonstrate how they contribute to a 
particular aspect of Placemaking and, in turn, 
maximise their contribution towards the 
well-being goals, through the “five ways of 
working”. This is illustrated in the “eyeball” 
diagram (see page 24 of draft document) 
which demonstrates how the new policies, 
themes and ways of working are integrated 
within the decision-taking and planning 
policy process.

Whilst the principle of delivering 
sustainable places and incorporating the 
WFGA objectives more directly into planning 
policy is supported, the style of the document 
has shifted from a set of national planning 
policies towards a more descriptive narrative 
on matters such as the inclusive process of 
sustainable placemaking and the attributes 
of a good place. We question whether this 
approach is sufficient in supporting the 
delivery of development that will achieve  
the identified vision for Wales, and  
whether an opportunity has been lost  
by not incorporating practical tools and 
policy mechanisms to help deliver  
new development. 

MAY 2018

Edition 10 of Planning Policy 
Wales … seeks to embed 
placemaking into national 
planning policy, to help ensure 
development decisions, both 
on local planning policies and 
planning applications, help 
promote prosperity for all 
parts of society.

Lesley Griffiths, Cabinet 
Secretary for Energy, 
Planning and Rural Affairs
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Joint working  
Collaborative working is a key theme of the 
consultation draft. There is a strong emphasis 
on local authorities working together to produce 
evidence-base documents and it states that 
joint LDPs should be prepared “in most cases” 
although further detail is required to explain what 
is meant by this. This approach reflects recent 
political pressure and the resurrection of this 
issue – as proposed by the current consultation 
“Strengthening Local Government: Delivering for 
People” Green-Paper). 

Whilst joint-working is welcomed, ensuring 
joint Local Development Plans (LDPs) (and joint 
evidence-base documents) are prepared quickly 
and are sufficiently focussed to assist development 
delivery will be a key challenge. We understand 
these concerns have contributed to resistance 
amongst some SE Wales local authorities to 
preparing joint LDPs in the short-term. It will be 
interesting to review Welsh Government’s response 
to LDP Delivery Agreement consultation stages for 
single LDPs to understand how hard this agenda is 
being pushed.

There is also a division in SE Wales local 
authorities on when to undertake a LDP Review 
– i.e. ahead of any Strategic Development Plan 

(SDP) or after. Local authorities that have plan 
periods ending in 2021 and are not progressing LDP 
Reviews in advance of an SDP being adopted may 
risk not having a development plan to fall back on. 
This is counter-productive to achieving a plan-led 
system and transitional arrangements should be 
provided to prevent this from happening.

Housing 
Housing delivery represents a key focus of the 
draft PPW. This is entirely appropriate given the 
severity of the housing situation in Wales. Since 
1974, an average of 9,100 dwellings per annum (dpa) 
have been completed in Wales, although the average 
over the last 10 years has been just 6,400dpa . This 
reduction in delivery is also reflected in the average 
housing land supply in Wales, which has fallen 
from 4.36 years in 2013 to 2.89 years in 20171. The 
graph below shows the housing delivery index in 
Wales compared with England. Historically Wales 
has generally performed well against England 
although this has changed in recent years. Since 
the last recession, Wales’ index has been lower 
than England’s. The reasons for this are complex 
and could include a differing policy context and 
economic conditions. We explore the challenges and 
Welsh context further overleaf. 

7 of 10 
SE Wales local 
authorities have a  
LDP end date of 2021

2 of 7 
SE Wales local 
authorities with a LDP 
end date of 2021 are 
currently awaiting 
the outcome of a SDP 
before progressing  
an LDP Review 

3 out of 
25 (12%) 
local authorities 
in Wales have no 
adopted LDP

6 of 25 
local planning 
authorities in Wales 
have a 5 year housing 
land supply

Headline figures:

Figure 1: Index of Permanent Dwelling Completed in Wales and England
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WALES Index of completions 2012/13 = 100 England index of completions 2012/13 = 1001 Source: Housing Land 
Availability – Summary for 
2017 by Welsh Government 
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https://beta.gov.wales/strengthening-local-government-delivering-people
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The Welsh deliverability challenge? 
The draft PPW includes a new section on housing 
delivery. Reflecting recommendations in the 
Longitudinal Viability Study of the Planning 
Process it sets out an intention to assess the 
deliverability and viability of potential 
allocations as part of the plan-making stage. 
Whilst a focus upon viability is important when 
considering whether to allocate sites, this is likely 
to place an increased burden on landowners and 
site promoters who will be required to spend time 
and resources before the site has even been assessed 
as suitable in principle and before key policies on 
planning obligations such as affordable housing 
requirements (and potentially CIL) have been set. 

The viability of development is a particular 
issue in Wales, where the median house price 
is 33% lower than in England (see table to side), 
but additional policy costs need to be borne by 
development; these include fire sprinklers (which 
have been estimated as costing £879/flat and  
£3,075 per house) and the fact that CIL rates are 
broadly similar to those applied in parts of England 
with much stronger housing markets. 
PPW (or accompanying guidance) should more 
directly recognise the viability challenges faced 
in parts of Wales and provide a mechanism that 
balances the need for development against the 
importance of ensuring that appropriate and 
reasonable policy requirements are funded.  

More detail on the need for a proportional approach 
to viability testing at plan-making stage should 
be included alongside clarity on the testing of the 
viability of development contribution policies. 

Another key element of deliverability relates to 
how the draft document references the planning 
weight to be given when there is an absence 
of a five-year housing land supply. As presently 
drafted, it is silent on this issue and continues to rely 
on the wording of TAN1. This states that the need 
to increase supply should be given considerable 
weight. However, new consultation proposes 
temporarily removing the word “considerable”, 
meaning that effectively no additional weight 
need be afforded to the lack of a five-year supply. 
The proposed amendment to TAN1, is clearly at 
odds with stated government ambitions to increase 
house building. It also sends a signal to house 
builders that housing land promotion in Wales 
will primarily need to be through the plan making 
process. Whilst house builders in England will 
have increasing policy support through NPPF to 
challenge under delivering local authorities, Wales 
appears to be heading in the opposite direction 
and reducing policy support, at least in the short 
term. It will be interesting to see how house 
builders respond to this major proposed change in 
government position on house building. 

Source: Land Registry, 2017

Table 1 : House Prices in 
Wales & England

Location Median 
House Price

England £224,000

Wales £149,950

Difference -£74,050 
(-33%)

Figure 2: Housing land supply position across Wales

Source: Welsh Government (January 2018)

http://lichfields.uk/
https://gov.wales/topics/planning/planningresearch/publishedresearch/longitudinal-viability-study-of-the-planning-process/?lang=en
https://gov.wales/topics/planning/planningresearch/publishedresearch/longitudinal-viability-study-of-the-planning-process/?lang=en
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Disclaimer
This publication has been written in general 
terms and cannot be relied on to cover 
specific situations. We recommend that you 
obtain professional advice before acting or 
refraining from acting on any of the contents 
of this publication. Lichfields accepts no duty 
of care or liability for any loss occasioned to 
any person acting or refraining from acting 
as a result of any material in this publication. 
Lichfields is the trading name of Nathaniel 
Lichfield & Partners Limited. Registered in 
England, no.2778116. Registered office: 14 
Regent’s Wharf, All Saints Street, London 
N1 9RL © Nathaniel Lichfield & Partners Ltd 
2018. All rights reserved.

New Settlements and Major 
Urban Extensions  
The draft PPW states that new settlements 
or major urban extensions of 1,000 or more 
dwellings should only be proposed as part of 
a joint LDP, SDP or the National Development 
Framework (NDF). These should only be 
considered where such development would 
offer significant environmental, social, 
cultural and economic advantages over the 
further expansion or regeneration of existing 
settlements. Whilst this is a more positive 
position than that contained within the current 
Edition 9 of PPW, it suggests that developments 
of 1,000 dwellings cannot be brought forward 
as part of a (non-joint) LDP. Given that SDPs and 
joint LDPs are not currently forthcoming, this 
approach could serve to frustrate the delivery 
of development. In addition it is a matter of 
some concern that the draft PPW requires 
such development to be self-contained. This 
would not be possible for an urban extension 
of 1,000 dwellings, which by definition would 
be connected to the existing settlement. An 
amendment to PPW that details the different 
approaches that are to be adopted when dealing 
with new settlements and urban extensions 
would provide welcome clarity in this regard.

Re-Use of Previously Development Land 
The current version of PPW sets out a preference 
for the re-use of previously developed land. 
Whilst no change is proposed to the definition 
of previously developed land, the draft revisions 
to PPW contain a stronger emphasis. A search 
sequence for all types of development is now 
set out, starting with identifying brownfield 
or underutilised sites within, or on the edge 
of, existing settlements followed by greenfield 
sites within or on the edge of settlements  
(see flow-chart to side). 

In addition, the draft also states that the 
search sequence should not be confined to local 
authority boundaries but instead should reflect 
realities like housing markets, travel to work 

areas and retail catchments to ensure that the 
best use is made of brownfield development 
opportunities and that the loss of greenfield 
sites can be minimised. This is likely 
to create significant complexities in the  
absence of joint LDPs, SDPs, or even local  
authority reorganisation.

Green Wedges & Green Belts 
Green Belts should only now be proposed as 
part of either a joint LDP or a SDP and local 
designations such as Green Wedges should be 
proposed as part of an LDP. The current  
version of PPW does not distinguish between  
different plans in this regard and this  
clarification is welcomed. 

Overview Commentary
Whilst there is no fundamental change in 
policy direction within the new PPW, the 
recently announced consultation on changes to 
TAN1 does represent a major shift in approach, 
with potentially very significant implications 
for the delivery of housing across Wales.

The general tone of the draft PPW is 
principally focussed on setting the vision for the 
types of places that the Welsh Government wants 
to see in Wales rather than providing detailed 
guidance for implementing this vision and 
delivering the necessary development. Viability 
and deliverability continue to be key issues for 
development in Wales and we question whether 
some of the policies being suggested would 
adequately support the delivery of development. 
Increased focus on enabling delivery would 
create a more meaningful policy document which 
will more fully grasp the opportunity to make a 
step-change in Wales’ well-being. The impact of 
increasing divergence between more technically 
worded English policy and more visionary Welsh 
policy, together with stark differences in the 
approach taken in authorities where a five-year 
supply is absent, will be interesting to monitor in 
terms of future housing delivery. 

Proposed Search 
Sequence for all types  
of development

NB: Search sequence 
process should not be 
confined by local authority 
boundaries and should 
reflect realities like 
housing markets, travel 
to work areas and retail 
catchments

Source: para 2.54-2.55

Brownfield or 
underutilised sites 
within or on the edge 
of existing settlements

Greenfield sites 
within or on the 
edge of settlements 
(considerations: 
• value of  
agricultural land; 
• sensitivity to 
development 
pressure; 
• value of Public 
Open Space and 
recreational benefits).
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