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The New Towns Consultation Factsheet
Issued by UK Government in Spring 2026


Background/Consultation Launch:
· The government has launched a public consultation on the proposed New Towns Programme and its environmental implications before any final decisions are made. It opened on Monday 23 March and will be open for eight weeks, closing at midnight on Monday 18 May.
· This consultation builds on the findings of the New Towns Taskforce report in September 2025. It invites views on how the new towns programme will operate, how new towns could be delivered and planned, and the proposed approach to design and planning policy
· It also seeks views on the government’s offer to locations and includes a Strategic Environmental Assessment (SEA) which assesses the impacts of the programme in the proposed broad locations, the cumulative effects of new towns development, and practical methods of mitigation and monitoring.

Next Steps:
· No final decisions will be made on locations for new towns or delivery vehicles until the conclusion of the SEA process, which requires government to assess the environmental impacts of the proposed locations and to consider and assess any reasonable alternatives to achieve the programme objectives. 
· The government intends to confirm final locations and adopt the New Towns Programme later this year, once the SEA has concluded and any other necessary environmental assessments are complete (including Habitats Regulations Assessment), alongside a full response to the Taskforce report.
· Government is determined to get spades in the ground on at least three new towns in this Parliament and the government is prepared to progress work on a far larger range of locations if it proves possible.   





Why New Towns?
· The government believes that a new generation of new towns is essential to address England’s structural housing shortage crisis and unlock economic growth. Housing constraints are limiting labour mobility, productivity and social outcomes, with knock-on effects for health, education and family formation. 
· New towns represent a bold and nationally significant response to address these challenges and to seize the significant opportunities that they represent. 
· The government wants to make sure that we are not only building new homes, but building new communities which can support people throughout their lives. 
· This is an exciting opportunity to create new communities at scale, and in doing so transform the way that housebuilding is undertaken in this country.
What is a Strategic Environmental Assessment?
· SEA is a systematic assessment process, aiming to ensure that the likely significant environmental effects of plans and programmes are identified, described and assessed. It is required under Statutory Instrument 2004 No.1633 - The Environmental Assessment of Plans and Programmes Regulations 2004.  
· The purpose of SEA is to encourage relevant plan and programme authors to integrate environmental considerations into the development of any plan or programme early in the process.
· The assessments were undertaken at programme-level to inform the final location decisions.  Once the programme has been adopted, proposals for new town locations will, where required, be subject to more detailed, site-level environmental assessment.
· Please refer to Sections 4.3.11 and 4.3.13 of the New Towns Programme SEA Environmental Report for further detail on interactions between the programme-level SEA and Local Plan SEAs and environmental assessment – New Towns Programme SEA - Annex B.  

What are the proposed locations and how have they been decided?
· The government is proposing to take seven locations forward through its New Towns Programme.  These represent the strongest proposals which are capable of collectively unlocking hundreds of thousands of new homes and improving people’s quality of life in communities across the country. 
· These proposals are at different stages of maturity and require different types of intervention and support – including blends of public and private capital – to achieve their potential. The government therefore intends to tailor its approach to each new town, with a view to making as much progress as possible, as fast as possible.  
· The department has considered the 12 locations recommended by the Taskforce, other locations that were submitted as part of the New Towns Taskforce Call for Evidence, and locations that the Department or Homes England were already aware of, including locations we have been made aware of during the SEA process so far. 
· Following this assessment, the government has determined that thirteen locations are capable of meeting the objectives, based on the information available to the Department at the point of the assessment, and is consulting on a proposed programme of seven of these  locations as new towns. These are:

Priority interventions
· A new settlement in Tempsford and delivery of over 40,000 new homes; to maximise the benefits of East West Rail by building a well-connected new town in the heart of the Oxford-Cambridge Growth Corridor.
· An expanded development of up to 21,000 new homes bringing together Crews Hill and Chase Park in Enfield; delivering landscape-led development and helping address London’s acute housing need.
· Urban development in Leeds and delivery of circa 20,000 new homes; catalysing on the city’s existing economic prospects and capturing the benefits of the government’s £2.1 billion local transport funding allocation for the Combined Authority by delivering well-connected, high-quality homes in the South Bank to support the city centre.
 
Targeted Support: Mature Schemes
· The creation of a riverside settlement in Thamesmead, Greenwich and delivery of up to 15,000 new homes; unlocking inaccessible land in the city and improving connectivity enabled by the planned Docklands Light Railway extension.
· Inner-city development and densification in Manchester, Victoria North and delivery of at least 15,000 new homes; supporting continued growth and attracting high-skilled workers to service the city’s diverse industries.
 
Targeted Support: Scalable Schemes
· A corridor of connected development in South Gloucestershire, across Brabazon and the West Innovation Arc; delivering up to 40,000 new homes in one of the highest productivity areas in the country with a high value research, advanced engineering and technology economy. 
· A ‘Renewed Town’ of circa 40,000 new homes in Milton Keynes; reinvigorating the city centre and expanding to the north and east whilst reshaping the way people travel, by delivering a locally appropriate transport solution.

What are the reasonable alternatives being consulted on and what does this mean?
· Six locations have been identified as reasonable alternatives. This means they have been assessed as locations that meet the objectives, but they are not currently considered to be amongst the strongest options for inclusion in the overall programme, when compared against the other seven. 
· The following six locations have been identified as alternatives to the seven proposed locations, five of which were named in the Taskforce report and one other. 
· Adlington, Cheshire. 
· Marlcombe, East Devon  
· Worcestershire Parkway, West Midlands now known as Wychavon Town 
· Heyford Park, Oxfordshire  
· Plymouth, Devon 
· South Barking, Greater London  
· All six alternative locations meet the programme objectives and are propositions that represent credible development opportunities. However, we have had to prioritise central government resources on those sites which have the greatest potential for transformational impact. 
· There remains strong potential to deliver housing in places that have not been proposed to be taken forward as new towns, including some that are already mature propositions. The government will continue to support the progress of all reasonable alternative locations through existing mechanisms to support housing delivery.  
· This is particularly true of Plymouth which is a unique opportunity to bolster the UK’s defence and security sector. Plymouth will require special consideration and its own bespoke financial support package to unlock its potential as a centre of excellence in naval technology, and to ensure that housing does not act as a barrier to growth.

What will the boundaries of the new towns be?
· The full environmental report from the SEA and a non-technical summary have been published alongside the consultation document on gov.uk. The locations assessed as part of the Strategic Environmental Assessment cover broad areas, rather than a redline boundary for the site. This is because boundaries have not yet been determined. 
· The broad locations are high level and indicative only at this stage. They represent a broad geographical area within which a new town will be located and the potential amount of housing that could be delivered. In most instances development will not cover the entirety of the area assessed by the SEA. 
· Where appropriate, there will be further place specific consultations and community engagement ahead of defining the precise area of development. 

What are the Programme Objectives?
· The aims of the new towns programme are set out through the programme objectives: 
· Scale: New towns will be at least 10,000 homes in scale, and either significantly more or with the opportunity for further expansion.
· Economic growth: New towns will be strategically located to unlock high levels of economic growth, in places that could foster high productivity and can provide appropriate housing at all levels of affordability, boosting the scale and ambition of planned development. 
· Spread: New towns will be geographically spread across England.
· Deliverability: New towns will be delivered in an ambitious, innovative way over many years, overseen by an appropriate delivery vehicle. Their promoter will have identified any significant barriers to delivery and developed measures to overcome these.
· Placemaking: New towns will be built according to the new towns placemaking principles.  This includes timely delivery of all necessary infrastructure and high standards of amenity, services and social inclusiveness and cohesion. They will be sustainable in transport and environmental terms and aligned to the government’s Net Zero agenda.
What are the new towns placemaking principles and how will they be implemented?
· Placemaking is a fundamental part of the programme objectives and is essential to creating successful new communities. 
· Subject to the outcomes of this consultation, the government intends to incorporate the proposed placemaking principles in the planning policy. The placemaking principles should be reflected in town-wide masterplan and town-wide design codes.
· These principles are:
· Vision-led - Each New Town should have a clear long-term vision for creating a well-designed and distinctive place, supported by a town-wide framework masterplan and a town-wide design code to ensure placemaking quality.    
· Ambitious density - New towns should aim to be built at a density sufficient to enable residents to walk to local amenities, support public transport, unlock better social infrastructure, and create active and liveable neighbourhoods.   
· Affordable housing and balanced communities - New towns should provide a diverse range of high-quality housing, with a range of housing types and tenures to suit the needs of a balanced community. This should include a minimum target of 40% affordable housing, of which at least half to be available for social rent.  
· Social infrastructure - New towns should support thriving communities by ensuring access to schools, cultural, sporting and healthcare facilities, and other social infrastructure that meets new residents’ needs from the outset. 
· Healthy and safe places - New towns should be healthy and safe places which promote active lives for residents, with easily accessible green spaces and recreational facilities. 
· Environmental sustainability - New towns should be designed and delivered to embrace ambitious environmental standards, with buildings and neighbourhoods that are low carbon, climate resilient and which help to protect, restore and enhance biodiversity. 
· Transport connectivity - New towns should connect people to skills, jobs, services and amenities. This should include high quality public transport, walking and cycling networks within each town and convenient connections into wider transport networks.   
· Business creation and employment opportunities - New towns must be places that provide jobs for residents and enable businesses to grow, supporting the government’s economic growth mission.   
· Stewardship - A long-term stewardship model for New towns should be in place from the outset, including clear governance and funding structures to manage and maintain communal assets over the long term.  
· Community engagement - New towns should establish clear and effective ways to engage the local community in shaping the vision and goals for each new town, and empower residents to build social capital and help define the town’s cultural identity.
· As part of the Government Offer, we are also proposing to establish a new towns place review panel which will provide impartial advice to delivery bodies and planning authorities, as well as practical design and placemaking guidance for new town delivery.  
How will the government engage with new and existing communities in these locations?
· Community engagement is a core part of the placemaking approach set out in our programme objectives. 
· This consultation is the first of many opportunities for people to shape the design and creation of the next generation of new towns. 
· Tailored to each location, these opportunities will include formal routes such as future place-specific consultations as well in-person engagement and social impact activities to ensure residents and businesses have a key role in shaping their future community throughout the lifetime of the programme. 
· However, ultimately, decisions on new towns locations will be made in the national interest.

What is the proposed New Towns Planning Policy?
· The government intends to publish a draft New Towns Planning Policy setting out plan-making and decision-making policies, including the treatment of new town proposals which involve Green Belt land, the  approach to protecting land from development that might have an adverse impact on new towns, and the role of new towns placemaking principles in the planning process.  
· The intention of the draft New Towns Planning Policy is to ensure that new town locations will be consistent with the proposed placemaking principles in any new town masterplan and design code, which will also be reflected in development plans as they are brought forward.
· When published later this year, the full government response and draft New Towns Planning Policy will supersede the policies set out in the  Initial Government Response statement. 
· This statement sets out policies to be taken into account in plan and decision-making where locations have been identified as new towns under the programme. It should be read alongside the National Planning Policy Framework, as relevant policies in that Framework will also apply. 

When will the New Towns Planning Policy take effect?
· The policy will not apply until it is published in full following the consultation stage and any other required environmental assessments are carried out. In the interim period, the policy set out in the Initial Government Response applies, including the use of Call-in powers by the Secretary of State where planning issues of more than local importance are involved in applications. Subject to consultation, the New Towns Planning Policy would take effect once the statement is published and the programme is adopted. Local Planning Authorities should continue with plan making, including any relevant impact assessments, in advance of the programme being adopted.

How will this affect local plan making and why are the new towns programme environmental impacts different to a local environmental assessment. 
· Local Planning Authorities should continue with plan-making. 
· We are proposing that the new towns planning policy would take effect once the New Towns Programme is established and that it would apply alongside the National Planning Policy Framework (policies in which will also apply where relevant).
· Please refer to Sections 4.3.11 and 4.3.13 of the New Towns Programme Environmental Report for further detail on interactions between the programme-level SEA and Local Plan SEAs and environmental assessment.

How do new towns interact with Local Housing Need targets?
· The initial government response to the New Towns Taskforce report set out that we would implement a fair and consistent approach to how local housing need interacts with the future delivery of new towns. A clear position on this issue is vital in providing certainty to the sector.  
· In December 2024, the government implemented a new standard method for assessing housing needs which aligns with the Government’s ambition for 1.5 million new homes over this parliament, and that better directs new homes to where they are most needed and least affordable. 
· We have always been clear that these are ambitious targets, and it is recognised the important contribution new towns can make in realising these ambitions. As such, the government considers that the delivery of housing in new town proposals should contribute towards meeting the identified housing need of relevant strategic and local planning authorities in all instances. 
How will the government approach land assembly? Will some of this involve compulsory purchase?
· Subject to the relevant legal requirements and environmental assessments, the organisations responsible for delivering new towns will seek to assemble land at the earliest appropriate stage. Their initial approach will be to work with landowners to acquire land through voluntary negotiation. 
· Where negotiations are not successful, the use of compulsory purchase powers may be considered to ensure that land can be planned and delivered comprehensively and that the public value generated through land value capture is maximised. 
· Any uplift in land value arising from planning decisions and infrastructure investment can then be reinvested to support the provision of affordable housing, community facilities, and other essential public services.

What delivery vehicles will be used?
· Government is assessing delivery vehicle options for each proposed location to make sure they are best placed to drive forward each particular location. This includes development corporations where appropriate, but our consultation is clear that different propositions will require different types of intervention.  
· Delivery vehicles beyond development corporations could include, for example, joint ventures between the public and private sector where land ownership is already consolidated.  

How will new towns be funded?
· The funding required for new towns in this Spending Review period will vary according to the needs of the locations chosen.   
· The delivery of new towns will be backed by funding across the government’s landmark housing programmes, such as the £39 billion Social and Affordable Housing Programme, hundreds of millions of grant from the National Housing Delivery Fund, and additional capital funding managed by the National Housing Bank which will invest in housebuilding across the country.  
· We will also work closely with other departments and regulators to ensure new towns will be factored into their future spending plans, ensuring they have the utilities, transport, and social infrastructure needed for the community to thrive.  

What is the Government Offer to these proposed locations?
· To enable the delivery of our proposed locations, we are setting out a government offer that would be available to any locations that are taken forward as new towns. This offer is designed to unlock early momentum while safeguarding long-term quality, ensuring that new towns become exemplars of sustainable growth and placemaking.
· The exact offer to each location will depend on their individual needs.
· We have set out our broad government offer, including five distinct categories of support that will support the delivery of our proposed new towns locations in line with our programme objectives. This offer will be available to any locations taken forward as new towns.  
· Funding: Subject to the needs of each location, resource and capital funding (a mixture of grant and financial instruments including equity investment, loans and guarantees) to develop town‑wide masterplans and design codes; technical studies; business cases, as well as establish and maintain governance structures.
Funding will be used for land remediation land acquisition, enabling infrastructure and placemaking as part of a joined‑up approach across departments to future infrastructure investment
· Delivery vehicle set‑up: Advice and support to establish the right vehicle for each place including development corporations where appropriate, with government leading set‑up where centrally led.
· Single front door: Programme governance at senior level, with a New Towns Unit (NTU) providing escalation and extra capacity across departments and arm’s length bodies, and proactively prioritising resources and innovation for selected locations.
· Planning policy: A New Towns Planning Policy on new towns (in addition to the National Planning Policy Framework and Design and Placemaking Planning Guidance) on new towns to aid delivery and land protection. 
· Design and placemaking: Establishment of a New Towns Place Review Panel to provide impartial advice to delivery bodies and planning authorities, alongside practical design and placemaking guidance for new town delivery. We propose to include the placemaking principles recommended by the New Towns Taskforce to our proposed planning policy

· More details of what this offer will consist of at location and programme level will be set out in the full response to the Taskforce report later in the year.

How does this relate to the New Towns Taskforce Report?
· The New Towns Taskforce ran from September 2024 until September 2025. It was chaired by Sir Michael Lyons and supported by deputy chair Dame Kate Barker.
· The Taskforce was asked to identify prime opportunities for the next generation of new towns across the country as well as recommendations on how to fund and deliver them.  
· In line with its remit from government, the Taskforce recommended 12 potential locations for new towns, including a mixture of standalone sites and urban extensions, each with the potential for at least 10,000 homes and some considerably more. Collectively they have the potential to deliver up to 300,000 homes across the country over the coming decades. 
· The places chosen by the Taskforce took into account objectives of boosting economic growth and accelerating housing delivery set out in their Terms of Reference.
· The Government published the Taskforce’s final report and an interim government response on 28th September. The Taskforce’s work concluded in September 2025 with the publication of their final report and the Taskforce was closed.
Where can I get more information about New Towns?
· On 23 March, the Ministry of Housing, Local Government and Communities (MHCLG) launched a public consultation on the proposed New Towns Programme. The consultation will be open for 8 weeks, closing on Monday 18 May. The consultation welcomes views on the Strategic Environmental Assessment (SEA) Report, including the environmental impacts of the programme. You can respond by completing the online survey, found at the following page - New Towns Draft Programme - GOV.UK.
· Any queries regarding the consultation should be directed to: NewTownsConsultation@communities.gov.uk
· Media queries should be directed to: newsdesk@communities.gov.uk
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