Regulation 19 - Formal Stage

Regulation 19 is the formal stage in the local plan-making process where the draft
Local Plan is published for public consultation on its soundness and legal
compliance before submission to the Secretary of State.

IT CAN TAKE ON AVERAGE BETWEEN 12 AND 24 MONTHS TO COMPLETE

REGULATION 18 COMPLETED ON MARCH 24™ 2026

REGULATION 19 COULD COMPLETE MARCH 2027 OR MARCH 2028

Overview of Regulation 19

Regulation 19 is part of the Town and Country Planning (Local Planning) (England)
Regulations 2012 and represents the pre-submission stage of a Local Plan. At this
stage, the local planning authority (LPA) publishes the draft Local Plan along with
supporting documents and a statement of the representations procedure. This allows
the public, businesses, and statutory consultees to formally comment on whether the
planis legally compliant and sound, as defined by the National Planning Policy
Framework (NPPF) ( Legislation.gov.uk+1).

Purpose
The main objectives of Regulation 19 are to:
¢ Ensure transparency and public participation in the planning process.

¢ Allow stakeholders to comment on the policy content, evidence base, and
legal compliance of the draft plan.

e Provide the Planning Inspectorate with representations to consider during

the examination of the Local Plan ( WWW.gov.uk+2).
Consultation Process
During the Regulation 19 period:

e The draft Local Plan and supporting documents, such as the Sustainability
Appraisal and Habitats Regulation Assessment, are made available for
inspection online and at public locations like libraries or council offices (E
elmbridge.gov.uk+1).

¢ Representations must be submitted within the specified consultation period;
late submissions are not considered (ﬂelmbridge.gov.ukﬂ).



https://www.bing.com/ck/a?!&&p=d44627df797bd06c7cc3b62d299e74a32d6aed6a680b8d793aec498cfd047eedJmltdHM9MTc4Mjc3NzYwMA&ptn=3&ver=2&hsh=4&fclid=2334485c-62d4-6dff-0cac-5c4e63f36c4c&psq=regulation+19+planning&u=a1aHR0cHM6Ly93d3cubGVnaXNsYXRpb24uZ292LnVrL3Vrc2kvMjAxMi83NjcvcmVndWxhdGlvbi8xOQ&ntb=1
https://www.bing.com/ck/a?!&&p=81f2174864e1cfcad34008aa037f82d6b74be5a61afdddd437a8e29922cc0c2cJmltdHM9MTc4Mjc3NzYwMA&ptn=3&ver=2&hsh=4&fclid=2334485c-62d4-6dff-0cac-5c4e63f36c4c&psq=regulation+19+planning&u=a1aHR0cHM6Ly93d3cuZ292LnVrL2dvdmVybm1lbnQvcHVibGljYXRpb25zL2V4YW1pbmluZy1sb2NhbC1wbGFucy1wcm9jZWR1cmFsLXByYWN0aWNlL3Byb2NlZHVyZS1ndWlkZS1mb3ItbG9jYWwtcGxhbi1leGFtaW5hdGlvbnM&ntb=1
https://www.bing.com/ck/a?!&&p=0235c15dbf2fc63ba392d494e45e1854b4fc55dace4aff6b92725c8e9788c167JmltdHM9MTc4Mjc3NzYwMA&ptn=3&ver=2&hsh=4&fclid=2334485c-62d4-6dff-0cac-5c4e63f36c4c&psq=regulation+19+planning&u=a1aHR0cHM6Ly93d3cuZWxtYnJpZGdlLmdvdi51ay9wbGFubmluZy9uZXctbG9jYWwtcGxhbi9pbmZvcm1hdGlvbi1yZWd1bGF0aW9uLTE5LXJlcHJlc2VudGF0aW9u&ntb=1
https://www.bing.com/ck/a?!&&p=0235c15dbf2fc63ba392d494e45e1854b4fc55dace4aff6b92725c8e9788c167JmltdHM9MTc4Mjc3NzYwMA&ptn=3&ver=2&hsh=4&fclid=2334485c-62d4-6dff-0cac-5c4e63f36c4c&psq=regulation+19+planning&u=a1aHR0cHM6Ly93d3cuZWxtYnJpZGdlLmdvdi51ay9wbGFubmluZy9uZXctbG9jYWwtcGxhbi9pbmZvcm1hdGlvbi1yZWd1bGF0aW9uLTE5LXJlcHJlc2VudGF0aW9u&ntb=1
https://www.bing.com/ck/a?!&&p=0235c15dbf2fc63ba392d494e45e1854b4fc55dace4aff6b92725c8e9788c167JmltdHM9MTc4Mjc3NzYwMA&ptn=3&ver=2&hsh=4&fclid=2334485c-62d4-6dff-0cac-5c4e63f36c4c&psq=regulation+19+planning&u=a1aHR0cHM6Ly93d3cuZWxtYnJpZGdlLmdvdi51ay9wbGFubmluZy9uZXctbG9jYWwtcGxhbi9pbmZvcm1hdGlvbi1yZWd1bGF0aW9uLTE5LXJlcHJlc2VudGF0aW9u&ntb=1

Comments must be targeted to specific policies or paragraphs and address
whether the plan is legally compliant or sound. Respondents can suggest
modifications to make the plan compliant or sound ( ﬂelmbridge.gov.ukﬂ ).

Representations can be submitted electronically, and respondents may indicate
if they wish to participate in the oral examination conducted by the Planning
Inspector ( ﬂelmbridge.gov.ukﬂ).

After Regulation 19

Once the consultation closes:

The LPA submits the draft Local Plan and all representations to the Secretary of
State.

An independent Planning Inspector is appointed to examine the plan,
considering Regulation 19 representations and the NPPF to determine if the plan

CH
is sound and legally compliant ( .London City Hall+1).

The Inspector may recommend modifications before the plan is adopted.

Key Differences from Regulation 18

Regulation 18 is an earlier, informal stage with broader consultation on policy
options.

Regulation 19 is formal, focused on specific policies, and requires comments

on soundness and legal compliance ( London City Hall).

In summary, Regulation 19 is a critical stage in local plan-making that ensures
public engagement, legal compliance, and soundness of planning policies
before the plan is examined and potentially adopted. It provides a structured
opportunity for stakeholders to influence the final plan through formal
representations.

Regulation 19 does not stop a developer from submitting a planning application

but it massively changes how that application is judged. Itis the first legally-tested
version of the Local Plan, and developers try to use it to show their site is “deliverable”,
while councils use it to show which sites are sound and which are not.

Below is a summary explanation

Regulation 19 is the formal pre-submission stage of the Local Plan but does not
stop developers submitting planning applications.


https://www.bing.com/ck/a?!&&p=0235c15dbf2fc63ba392d494e45e1854b4fc55dace4aff6b92725c8e9788c167JmltdHM9MTc4Mjc3NzYwMA&ptn=3&ver=2&hsh=4&fclid=2334485c-62d4-6dff-0cac-5c4e63f36c4c&psq=regulation+19+planning&u=a1aHR0cHM6Ly93d3cuZWxtYnJpZGdlLmdvdi51ay9wbGFubmluZy9uZXctbG9jYWwtcGxhbi9pbmZvcm1hdGlvbi1yZWd1bGF0aW9uLTE5LXJlcHJlc2VudGF0aW9u&ntb=1
https://www.bing.com/ck/a?!&&p=0235c15dbf2fc63ba392d494e45e1854b4fc55dace4aff6b92725c8e9788c167JmltdHM9MTc4Mjc3NzYwMA&ptn=3&ver=2&hsh=4&fclid=2334485c-62d4-6dff-0cac-5c4e63f36c4c&psq=regulation+19+planning&u=a1aHR0cHM6Ly93d3cuZWxtYnJpZGdlLmdvdi51ay9wbGFubmluZy9uZXctbG9jYWwtcGxhbi9pbmZvcm1hdGlvbi1yZWd1bGF0aW9uLTE5LXJlcHJlc2VudGF0aW9u&ntb=1
https://www.bing.com/ck/a?!&&p=4ac65c3428c8c0c20cd60ec1e55b821f316ebd860722ef0614f7c913376839fbJmltdHM9MTc4Mjc3NzYwMA&ptn=3&ver=2&hsh=4&fclid=2334485c-62d4-6dff-0cac-5c4e63f36c4c&psq=regulation+19+planning&u=a1aHR0cHM6Ly93d3cubG9uZG9uLmdvdi51ay93aG8td2UtYXJlL2NpdHktaGFsbHMtcGFydG5lcnMvb2xkLW9hay1hbmQtcGFyay1yb3lhbC1kZXZlbG9wbWVudC1jb3Jwb3JhdGlvbi1vcGRjL29wZGMtbWVkaWEtY2VudHJlL29wZGMtYmxvZy93aGF0LXJlZ3VsYXRpb24tMTktb3BkY3MtZHJhZnQtbG9jYWwtcGxhbi1wcmUtY29uc3VsdGF0aW9uLWV2ZW50&ntb=1
https://www.bing.com/ck/a?!&&p=4ac65c3428c8c0c20cd60ec1e55b821f316ebd860722ef0614f7c913376839fbJmltdHM9MTc4Mjc3NzYwMA&ptn=3&ver=2&hsh=4&fclid=2334485c-62d4-6dff-0cac-5c4e63f36c4c&psq=regulation+19+planning&u=a1aHR0cHM6Ly93d3cubG9uZG9uLmdvdi51ay93aG8td2UtYXJlL2NpdHktaGFsbHMtcGFydG5lcnMvb2xkLW9hay1hbmQtcGFyay1yb3lhbC1kZXZlbG9wbWVudC1jb3Jwb3JhdGlvbi1vcGRjL29wZGMtbWVkaWEtY2VudHJlL29wZGMtYmxvZy93aGF0LXJlZ3VsYXRpb24tMTktb3BkY3MtZHJhZnQtbG9jYWwtcGxhbi1wcmUtY29uc3VsdGF0aW9uLWV2ZW50&ntb=1

At this stage, the council identifies the sites it intends to allocate.

Public comments at Regulation 19 must focus on soundness and legal
compliance.

Developers can still submit full, outline, pre-application, or ElA-related
proposals during this period.

However, Regulation 19 strongly affects whether a site has council policy
support.

If a site is notincluded in Regulation 19, itis unallocated and any application is
likely to be weak or refused.

If a site is included, it gains emerging policy weight and may be supported in
principle.

Lower Wyburns is currently not allocated and Regulation 19 has not yet been
published.

Therefore, any Bellway application submittion now would be premature,
unsupported, and vulnerable to challenge.

Below is the full explanation

What Regulation 19 actually is

From your tab:

Regulation 19 is the formal pre-submission stage of the Local Plan
The council publishes the draft Local Plan and all supporting evidence
The public can comment only on soundness and legal compliance
Representations must be policy-specific and legally focused

After Reg 19, the plan is submitted to the Secretary of State for examination

This is the stage where the council says: “These are the sites we intend to allocate.”

So what is the association with developers submitting planning applications?

£ Developers can submit planning applications at any time

Regulation 19 does not legally prevent or delay planning applications.

A developer may submit:

Full planning applications
Outline applications

Pre-application enquiries



e EIA screening/scoping
even while Regulation 19 is running.
There is no legal barrier.
) BUT Regulation 19 determines whether the council supports the site
This is the key association.
At Regulation 19, the council publishes:
e The final list of preferred sites
o The evidence base
e The policies
¢ The allocation maps
¢ Theinfrastructure requirements
If a site is not included in Regulation 19:
X The council does NOT support it
X The site is NOT allocated
X Any planning application is likely to be refused
X The developer cannot claim policy support
If a site is included in Regulation 19:
v The council intends to allocate it
v The site gains emerging policy weight
v A planning application may be supported in principle
This is why developers care so much about Regulation 19.
E) Developers often submit applications to influence Regulation 19
This is the real-world association.
Developers use planning applications to:
e Tryto prove the site is “deliverable”
e Pressure the council to include the site in Regulation 19

o Create a narrative that the site is ready



¢ Influence councillors before the Reg 19 draft is finalised
But councils frequently reject such applications as:
“premature pending the Local Plan”
because the site is not yet allocated.
) Regulation 19 is the stage where the council can say NO
Your tab confirms:
e Regulation 19 is formal and policy-specific
e ltisthe last stage before submission to the Inspectorate
If a site is not in Regulation 19:
© Itis not part of the future Local Plan
© It has no policy support
© Any planning application is vulnerable to refusal
© The Inspector will not examine it as an allocation
This is extremely important for Lower Wyburns.
What this means for Lower Wyburns (Rayleigh)
v Regulation 18 is finished
v Regulation 19 has NOT been published
v Lower Wyburns is NOT allocated
v Lower Wyburns is only a “growth option” under testing
v Any planning application now would be premature
v RDC can refuse it because the Local Plan is not ready
This gives WAR maximum leverage.
Practical takeaway

Regulation 19 is the moment the council decides which sites survive. Developers
can submit applications at any time, but:

If the site is NOT in Regulation 19 > the application is weak.

If the site IS in Regulation 19 > the application gains weight.



Right now, Lower Wyburns is not in Regulation 19, so any Bellway application would be:
e Premature
e Unsupported
e Contrary to the emerging plan
e Vulnerable to refusal

e« Easyto challenge on highways, ecology, access, hedgerows, emergency access,
and Green Belt grounds



