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Appendix 1 – National Planning Policy Framework (December 2024) 
 
Planning conditions and obligations 
 
56. Local planning authorities should consider whether otherwise unacceptable  
development could be made acceptable through the use of conditions or planning  
obligations. Planning obligations should only be used where it is not possible to 
address unacceptable impacts through a planning condition. 
 
57. Planning conditions should be kept to a minimum and only imposed where they 
are necessary, relevant to planning and to the development to be permitted, 
enforceable, precise and reasonable in all other respects. Agreeing conditions early  
is beneficial to all parties involved in the process and can speed up decision-making. 
Conditions that are required to be discharged before development commences 
should be avoided, unless there is a clear justification. 
 
Building a strong, competitive economy 
 
85. Planning policies and decisions should help create the conditions in which 
businesses can invest, expand and adapt. Significant weight should be placed on  
the need to support economic growth and productivity, taking into account both local 
business needs and wider opportunities for development. The approach taken 
should allow each area to build on its strengths, counter any weaknesses and 
address the challenges of the future. This is particularly important where Britain can 
be a global leader in driving innovation, and in areas with high levels of productivity,  
which should be able to capitalise on their performance and potential. 
 
Promoting sustainable transport  
 
109. Transport issues should be considered from the earliest stages of plan-making 
and development proposals, using a vision-led approach to identify transport 
solutions that deliver well-designed, sustainable and popular places. This should 
involve: 
a) making transport considerations an important part of early engagement with local  
communities; 
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) understanding and addressing the potential impacts of development on transport 
networks; 
d) realising opportunities from existing or proposed transport infrastructure, and 
changing transport technology and usage – for example in relation to the scale,  
location or density of development that can be accommodated; 
e) identifying and pursuing opportunities to promote walking, cycling and public 
transport 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. 



 
 

115. In assessing sites that may be allocated for development in plans, or specific  
applications for development, it should be ensured that: 
a) sustainable transport modes are prioritised taking account of the vision for the 
site, the type of development and its location; 
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 
associated standards reflects current national guidance, including the National 
Design Guide and the National Model Design Code48; and 
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. 
 
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. 
 
117. Within this context, applications for development should: 
a) give priority first to pedestrian and cycle movements, both within the scheme and 
with neighbouring areas; and second – so far as possible – to facilitating access to 
high quality public transport, with layouts that maximise the catchment area for bus 
or other public transport services, and appropriate facilities that encourage public 
transport use; 
b) address the needs of people with disabilities and reduced mobility in relation to all 
modes of transport; 
c) create places that are safe, secure and attractive – which minimise the scope for 
conflicts between pedestrians, cyclists and vehicles, avoid unnecessary street 
clutter, and respond to local character and design standards; 
d) allow for the efficient delivery of goods, and access by service and emergency  
vehicles; and 
e) be designed to enable charging of plug-in and other ultra-low emission vehicles  
in safe, accessible and convenient locations. 
 
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. 
 
Meeting the challenge of climate change, flooding and coastal change 
 
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. 
 
 
 



 
 

181. When determining any planning applications, local planning authorities should  
ensure that flood risk is not increased elsewhere. Where appropriate, applications  
should be supported by a site-specific flood-risk assessment. Development should  
only be allowed in areas at risk of flooding where, in the light of this assessment (and 
the sequential and exception tests, as applicable) it can be demonstrated that: 
a) within the site, the most vulnerable development is located in areas of lowest flood 
risk, unless there are overriding reasons to prefer a different location; 
b) the development is appropriately flood resistant and resilient such that, in the 
event of a flood, it could be quickly brought back into use without significant 
refurbishment; 
c) it incorporates sustainable drainage systems, unless there is clear evidence that 
this would be inappropriate; 
d) any residual risk can be safely managed; and 
e) safe access and escape routes are included where appropriate, as part of an 
agreed emergency plan. 
 
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. 
 
Conserving and enhancing the natural environment 
 
187. Planning policies and decisions should contribute to and enhance the natural 
and local environment by: 
a) protecting and enhancing valued landscapes, sites of biodiversity or geological 
value and soils (in a manner commensurate with their statutory status or identified 
quality in the development plan); 
b) recognising the intrinsic character and beauty of the countryside, and the wider 
benefits from natural capital and ecosystem services – including the economic and 
other benefits of the best and most versatile agricultural land, and of trees and 
woodland; 
c) maintaining the character of the undeveloped coast, while improving public access 
to it where appropriate; 
d) minimising impacts on and providing net gains for biodiversity, including by 
establishing coherent ecological networks that are more resilient to current and 
future pressures and incorporating features which support priority or threatened 
species such as swifts, bats and hedgehogs; 
e) preventing new and existing development from contributing to, being put at  
unacceptable risk from, or being adversely affected by, unacceptable levels of soil, 
air, water or noise pollution or land instability. Development should, wherever 
possible, help to improve local environmental conditions such as air and water  



 
 

quality, taking into account relevant information such as river basin management 
plans; and 
f) remediating and mitigating despoiled, degraded, derelict, contaminated and  
unstable land, where appropriate. 
Habitats and biodiversity 
 
193. When determining planning applications, local planning authorities should apply 
the following principles:  
a) if significant harm to biodiversity resulting from a development cannot be avoided 
(through locating on an alternative site with less harmful impacts), adequately  
mitigated, or, as a last resort, compensated for, then planning permission should be 
refused;  
b) development on land within or outside a Site of Special Scientific Interest, and 
which is likely to have an adverse effect on it (either individually or in combination 
with other developments), should not normally be permitted. The only exception is 
where the benefits of the development in the location proposed clearly outweigh both 
its likely impact on the features of the site that make it of special scientific interest, 
and any broader impacts on the national network of Sites of Special Scientific 
Interest;  
c) development resulting in the loss or deterioration of irreplaceable habitats (such 
as ancient woodland and ancient or veteran trees) should be refused, unless there 
are wholly exceptional reasons70 and a suitable compensation strategy exists; and 
d) development whose primary objective is to conserve or enhance biodiversity 
should be supported; while opportunities to improve biodiversity in and around 
developments should be integrated as part of their design, especially where this can 
secure measurable net gains for biodiversity or enhance public access to nature 
where this is appropriate. 
 
Ground conditions and pollution 
 
198. Planning policies and decisions should also ensure that new development is 
appropriate for its location taking into account the likely effects (including cumulative 
effects) of pollution on health, living conditions and the natural environment, as well 
as the potential sensitivity of the site or the wider area to impacts that could arise 
from the development. In doing so they should:  
a) mitigate and reduce to a minimum potential adverse impacts resulting from noise 
from new development – and avoid noise giving rise to significant adverse impacts 
on health and the quality of life;  
b) identify and protect tranquil areas which have remained relatively undisturbed by 
noise and are prized for their recreational and amenity value for this reason; and  
c) limit the impact of light pollution from artificial light on local amenity, intrinsically 
dark landscapes and nature conservation. 
 
199. Planning policies and decisions should sustain and contribute towards 
compliance with relevant limit values or national objectives for pollutants, taking into 
account the presence of Air Quality Management Areas and Clean Air Zones, and 
the cumulative impacts from individual sites in local areas. Opportunities to improve 
air quality or mitigate impacts should be identified, such as through traffic and travel  



 
 

management, and green infrastructure provision and enhancement. So far as 
possible these opportunities should be considered at the plan-making stage, to 
ensure a strategic approach and limit the need for issues to be reconsidered when 
determining individual applications. Planning decisions should ensure that any new  
development in Air Quality Management Areas and Clean Air Zones is consistent 
with the local air quality action plan. 
 
201. The focus of planning policies and decisions should be on whether proposed  
development is an acceptable use of land, rather than the control of processes or  
emissions (where these are subject to separate pollution control regimes). Planning  
decisions should assume that these regimes will operate effectively. Equally, where  
a planning decision has been made on a particular development, the planning issues  
should not be revisited through the permitting regimes operated by pollution control  
authorities. 
 

 


