
Planning  
 
3.26 The government is committed to delivering 1.5 million homes in England this 
Parliament and has made a series of significant announcements ahead of the 
Budget, building on the landmark £39 billion Social and Affordable Homes 
Programme and the new £16 billion National Housing Bank announced in June. In 
September, the government announced that it will get spades in the ground in at 
least three new towns in this Parliament, with Tempsford, Leeds South Bank and 
Crews Hill and Chase Park identified as the most promising sites. Decisions on new 
town locations will be informed by Strategic Environmental Assessment, with new 
town locations announced in the spring. Each new town will have at least 
10,000 homes. 
 
3.27 To unlock more new homes across the country, the government is, for the first 
time ever, devolving housing funds across Greater Manchester, Greater 
London, Liverpool City Region, the North East, South Yorkshire, West 
Midlands and West Yorkshire through the integrated settlement. In total, 
£1.3 billion of the new National Housing Delivery Fund will be devolved, 
supporting established and nonestablished MSAs. This will support leaders to 
deliver ambitious growth projects in their area and develop strategic sites across the 
country, building on existing government investment in places such as Liverpool 
Central Docks and Forth Yards in Newcastle. 
 
3.20 The government is committed to delivering the most ambitious planning reforms 
in a generation, principally through the flagship Planning and Infrastructure Bill – 
which sets the foundations to unlock new housing and critical infrastructure delivery 
– set to become law imminently. 
 
3.24 Earlier this month, the government announced it is pressing ahead with the next 
phase of reforms to the planning system, including default ‘yes’ to development 
around train stations. 
 
Box 3B The new National Planning Policy Framework (NPPF) is estimated by the 
Office for Budget Responsibility to increase annual housebuilding by around 30% by 
2029-30, taking net additions to a 40 year high, and resulting in an additional 
170,000 homes over the forecast, adding £6.8 billion to the economy. Since the 
updated NPPF was introduced in December 2024, an unprecedented 80% of major 
residential appeals located on grey belt land have been approved, homes that likely 
wouldn’t have been built under previous policy. 
 
3.28 To support additional investment in new and existing social housing, the 
government consulted on how to implement Social Rent convergence over the 
summer. Convergence would allow rents for Social Rent properties that are currently 
below ‘formula rent’ to increase by an additional amount each year, over and above 
the CPI+1% limit, until they ‘converge’ with formula rent. 
 
2.13 The Renters’ Rights Act 2025 will empower tenants to challenge unreasonable 
rent increases by ensuring tenants are able to appeal excessive above-market rents 
which are purely designed to force them out. It will also abolish ‘Section 21’ evictions, 
giving renters greater security and stability 



3.112 The government is introducing new earned income disregards in Housing 
Benefit for claimants in supported housing and temporary accommodation. This will 
reduce the financial cliff edge when moving into, or progressing in, work, ensuring 
that work pay 
 
High Value Council Tax Surcharge: Introduce a surcharge on owners of residential 
properties valued over £2 million in England from 1 April 2028 
 
2.36 Creating separate tax rates for property income. From April 2027, the property 
basic rate will be 22%, the property higher rate will be 42%, and the property 
additional rate will be 47%. The government will engage with the devolved 
governments of Scotland and Wales to provide them with the ability to set property 
income rates in line with their current income tax powers in their fiscal frameworks. 
The changes to dividend and savings income rates will apply UK-wide as these rates 
are reserved 


