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Will the new planning system improve community consultation on projects like
this new proposal for Waterloo Road, or reduce it?

Will Major Overhaul of Planning
System Give Communities More
Say - Or Less?
This edition of South Bank & Waterloo Neighbours newsletter is dedicated to one
important issue that will have major implications for future development in our area.
Many of us will have heard that the Government is proposing wholesale reform of the
planning system. We thought it would be useful to summarise the main proposals as
simply as possible (excuse us if it's still a bit heavy going!) and seek views of SoWN
members. The SoWN Planning Group is likely to make formal comments as part of the
Government’s consultation (which ends 29 October) and would welcome all opinions.
This is important for us because Waterloo and the South Bank are de!ned by their
buildings. From Waterloo Station and County Hall to the small houses in Pearman St
and U"ord St, this is an area of brick, stone, steel and glass. The Mayor’s London Plan
and Lambeth & Southwark Local Plans already allow major development, with new
o#ces, hotels and residential towers grouped around the railway station or along
Blackfriars Road. It was in response to this that the South Bank and Waterloo
Neighbourhood Plan was developed, and approved in a referendum, to give the local
community some say. However, most people !nd the current planning system, that
decides what gets built, hugely complex. Anyone who has opposed a major
development certainly knows how hard it is to make local concerns heard.
The Government says that the proposals in its White Paper, called ‘Planning for the
Future’, will make the planning system ‘signi!cantly simpler, faster and more
predictable’. It argues that the current system is so slow and complicated that it puts
o" local participation and reduces the design quality of what gets built. The White
Paper will lead to a new Planning Act. Ahead of that the Government is proposing
some short term changes to the current planning system, so it can start some reforms
even before the new Act is agreed. Comments on these immediate changes are due
by 30 September.
A key question, therefore, is whether these new proposals are an improvement? And
what issues might they raise for our area? Here’s a summary of the main points, with
thanks to Civic Voice, on whose summary this is based. Initial thoughts on issues
relevant to South Bank & Waterloo are shown in red:

1. New role for Local Plans. The new system proposes that Local Plans in

future will divide areas into three types, de!ning what development can take place:
- Growth areas suitable for ‘substantial development’
will receive automatic outline planning permission on
adoption of a Local Plan. This probably does not apply
to our area, as it is already so built up. It is more for
‘green!eld’ sites or large ‘brown!eld’ sites like Battersea
Power Station.
- Renewal areas will be suitable for ‘development’
and include built up areas such as Waterloo. Here the
Local Plan will indicate preferred uses (e.g. o#ce,
housing), and there will be a statutory presumption in
favour of development for these uses.
- Protected areas will have additional development controls, due to their
environmental or cultural signi!cance. This would include Conservation Areas and
important areas of green space, so may apply to parts of this area.
However, it isn’t clear what size these designated areas would be; for example, would
Waterloo as a whole be given one designation, or would it be broken into smaller site or
block designations? It contains several conservation areas, but also sites earmarked for
major development. Will the Local Plan di"erentiate between these?

2. Local design guides. In addition, it is

proposed that Local Authorities will produce local
design guides, with community involvement, to re$ect
local characteristics and ‘what is provably popular
locally’. Only guides that have involved the local
community will have weight in the planning process
Interestingly, neighbourhood plan groups such as South
Bank & Waterloo Neighbours may be involved in this
process, as may large developers. However, what level of
detail these guides will go into is not clear.

3. Faster development management process.

If developments are in
line with the Local Plan and design guides, there will be faster planning permission.
The White Paper calls this a ‘fast track for beauty.’ Growth areas will receive
automatic outline planning permission. In Renewal areas developments will either
get automatic consent if the scheme meets design guide requirements, or there will
be a speedier planning application process. The White Paper proposes changing what
is called ‘permitted development’ so that no planning permission will be required for
‘popular and replicable designs’ based on local design guides. The focus seems to be
on developing existing residential buildings to support ‘gentle intensi!cation’ of towns
and cities. In Protected areas a standard planning application will still be required.
What is not clear here is whether there will be stricter guidelines for developments in
‘Renewal areas’ that are immediately alongside residential or conservation areas, as is likely
to be the case in the South Bank & Waterloo area.
To speed the process even more, in some cases planning permission will be
automatically granted if the local authority hasn’t made a decision in an agreed time
limit. And more applications will be decided by authority planning o#cers rather than
by planning committees.
This is likely to give less opportunity for people opposing speci!c proposals to in#uence
decisions. The role of the Design Guides is likely to be key.

4. Greater use of digital technology.

The Government proposes creating a web-based
interactive map showing suitable development uses
and criteria such as height, scale and density as set
out in local plans. By going ever more digital the aim,
again, is to speed up planning and give developers
easy access to local plan criteria and design guides.
For major developments, besides the drawings and
plans, a planning statement of no more than 50
pages will be required.
In our area, often, there are concerns about the impact
of large developments on shadowing or overlooking
neighbours, environmental impacts and disruption
during construction. It is unclear how these issues will be
dealt with if the information about developments is
reduced in this way. Again much will depend on the level
of detail set out in design guides.
The White Paper argues that by making Local Plans interactive and map based rather
than document based, they will be more visual, accessible and understandable, and so
encourage wider public engagement. It says a ‘new digital civic engagement process
will be enabled, making it easier for people to understand what is being proposed
where and how it will a"ect them.’
This would certainly be good, but what is not clear is what people can then do if they have
concerns about what they see in proposals, as is often the case in our area.

5. Streamlined Local Plan process. Lambeth’s latest draft Local Plan (2020)

is in its !nal ‘examination stage’ before approval. Under the new proposals it (and
Southwark) will then have 30 months to produce new stripped back local plans. In the
!rst 6 months they will ask for public (and land-owner/developer) opinions about
putting sites/areas into the three categories. They will then have 12 months to draft
their new Local Plans. After this there will be a short 6-week public consultation on
these drafts. The White Paper describes this as ‘best in class’ engagement. In the !nal
stages a planning inspector will assess the plan against a sustainable development
test and make changes if needed. The !nal plan will then be implemented, with 5yearly reviews.
For a complex area such as Waterloo and South Bank, 6 weeks is a very short period for
public consultation on the Local Plans. Additionally, there will be a word limit on
responses.

6. ‘Section 106’ and Community Infrastructure Levy to be
replaced. The existing system of developer contributions to pay for improvements

to the public spaces around their developments (Section 106 agreements and
Community Infrastructure Levies) will be replaced with a nationally-set ‘Infrastructure
Levy’ charged on the !nal development value.

How this will be determined and how decisions are made on what it is then spent on is
unclear. This is a signi!cant change for this area, because of the scale and number of major
developments.

7. Conserving the Historic
Environment. The White Paper

proposes to review the planning
framework for listed buildings and
conservation areas ‘to ensure their
signi!cance is conserved while allowing,
where appropriate, sympathetic
changes to support their continued use
and address climate change.’ The focus
appears to be on making it easier to
adapt historic buildings for new uses
and ensure they have the right energy
e#ciency measures to support zero
carbon objectives.
There are many signi!cant listed buildings
in our area, and several conservation
areas, so this also could have an impact.

8.

National housing !gures.

9.

Proposed immediate changes. Ahead of the new Planning Act, the

A new way to calculate housing targets for
each Local Authority is proposed. It is unclear how this would a"ect Lambeth and
Southwark.

Government is proposing some immediate changes to the existing system. Probably
for this area the most signi!cant one is to lift the small sites threshold below which
developers do not need to contribute to a"ordable housing. A full summary of these
changes is here.

Next Steps

We hope this is a useful summary of what is proposed. If you have thoughts on what
is proposed, or if you would like to be involved in helping SoWN shape our response to
these major changes, please email us at mail@sowneighbours.org by 14 October,
to give us time to incorporate all comments.

The very dense South Bank Place development was approved under the existing
planning system.
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