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New changes to Right to Buy regulations 

Councils in England will have more freedom on how they spend the money from homes sold through Right to Buy, to help 
them build the homes needed in their communities, under reforms announced on 20 March 2021 by Housing Secretary 
Robert Jenrick.

Public consultation ran from August to October 2018 seeking 
views on ways to reform the Right to Buy rules to support and 
encourage local authorities to build more affordable homes. 
The consultation invited views on options to change the rules 
governing the money raised from Right to Buy sales, and also 
sought views on whether the commitment that every additional 
home sold should be replaced on a one-for-one basis, should 
be retained, or if it should be reformed to focus on the wider 
supply of social and affordable housing.

On 19 March 2021, the government published the consultation 
outcome and the forthcoming changes to the system. The 
document provides a summary of these changes which are as 
follows:

•  Extending the timeframe local authorities have to spend 
new and existing Right to Buy receipts from three years to 
five years. This will make it easier for local authorities to 
undertake longer-term planning, including remediation of 
larger plots of land;

•  Increasing the percentage cost of a new home that local 
authorities can fund using Right to Buy receipts from 30% 
to 40%. This will make it easier for authorities to fund 
replacement homes using Right to Buy receipts, as well as 
making it easier to build homes for social rent;

•  Introducing a cap on the use of Right to Buy receipts for 
acquisitions to help drive new supply with effect from 1 
April 2022, and phased in over 2022-23 to 2024-25; and

•  Allowing receipts to be used for shared ownership and First 
Homes, as well as housing at affordable and social rent, to 
help local authorities build the types of home most needed 
in their communities.

These changes are due to take effect from 1 April 2021, with 
the exception of the acquisition cap, which will be introduced 
from 1 April 2022, on a phased basis. It is hoped that these 
changes, combined with the abolition of the borrowing cap in 
2018, will give councils substantially increased flexibilities to 
build more affordable homes across England. 

View the consultation outcome HERE
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The Spring Budget 2021   

The Chancellor of the Exchequer presented his Budget to Parliament on 3 March 2021. Setting out the government’s tax 
and spending plans for the year ahead, he announced new measures to help business and jobs through the pandemic and 
to support the UK’s long-term economic recovery and a series of tax-raising plans to help rebalance the public finances.

Rishi Sunak stated in his speech that the Spring Budget 2021 
announcements bring the government’s total coronavirus 
spending to £407bn, and that ‘huge challenges’ lie ahead to 
address record levels of borrowing. The Chancellor explained 
that our “economy has shrunk by 10% - the largest fall in over 
300 years”, and that our borrowing is the “highest it has been 
outside of wartime”. 

Rishi Sunak announced two new policies to help prop up the 
housing market in his latest budget. Firstly, an extension to the 
temporary cut in Stamp Duty Land Tax in England and Northern 
Ireland until September in order to support the housing market 
and protect and create jobs. The deadline has been extended 
to 30 June with the nil-rate, and then the threshold will be 
lowered to £250,000 until the end of September. It is hoped 

that the extension to the temporary cut in stamp duty will 
encourage home buyers to act as they did when the Chancellor 
introduced the holiday last year, creating another property 
listing boom. 

Secondly, a new mortgage guarantee scheme is proposed 
to enable all UK homebuyers to secure a mortgage up to 
£600,000 with a 5% deposit. The Chancellor’s mortgage 
guarantee scheme is aimed to help those stuck in the private 
rental market to buy their first home. The mortgage plans will 
see the government front 5% of a home’s cost.

View the full list of measures announced in the Spring Budget 
2021 HERE

Building for a Better Future Report   

The Building for a Better Future paper, published in March 2021, outlines the Royal Town Planning Institute’s (RTPI) 
proposals for planning reform in England. It summarises a number of practical proposals for change following the 
Government Planning for the Future consultations in the summer of 2020. 

The RTPI report states that many of the problems associated 
with planning in England can be traced back to an insufficient 
focus on the wider area. The report urges the government to 
establish Green Growth Boards to deliver joined-up thinking 
on addressing the climate crisis, transport, infrastructure, 
housing provision and nature recovery. This approach was first 
proposed in the RTPI’s response to the government’s planning 
white paper, Planning for the Future, in response to the 
government proposal to replace the duty to cooperate.

The report explains that Green Growth Boards would act as 
a mechanism to address strategic and cross-boundary issues, 
which will be “critical” if the government is to achieve its aim 
of streamlining local plans. They would be able to do this 
without creating an additional administrative layer by bringing 

together local authorities and other relevant organisations, such 
as mayoral combined authorities, development corporations, 
water and energy providers like the National Grid, NHS, 
transport operators, Historic England and local economic 
partnerships.

The report also reinforces the RTPI’s previous calls for local 
planning departments to be properly resourced, and that there 
needs to be a greater emphasis on the renewal, repurposing 
and retrofit of existing buildings and a digital engagement 
fund to encourage more diverse participation in the planning 
process, which would also help to equip planning professionals 
with the skills to deliver effective digital consultation.

Read the RTPI Building for a Better Future paper HERE

https://www.gov.uk/government/speeches/budget-speech-2021
https://www.gov.uk/government/news/budget-2021-what-you-need-to-know
https://www.rtpi.org.uk/policy/2021/march/planning-for-a-better-future/
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Forthcoming Changes to the Planning System  

The government has pledged to set out more details of its changes to the planning system over the spring and summer of 
2021. The list below outlines some of these expected key developments.

1   Further updates as to the progression of the planning 
white paper. In December 2020, the government’s 
chief planner Joanna Averley stated that the 
government would publish a response to white paper 
feedback in the spring.

2   Changes to the National Planning Policy Framework. 
Proposed changes include new text in response to the 
Building Better, Building Beautiful recommendations, 
changes to strengthen environmental policies, minor 
changes to clarify policy in order to address legal 
issues, changes to remove or amend out of date 
material, an update to reflect the protection of statues 
and clarification on the use of Article 4 directions. 
Consultation closes on 27 March 2021. Changes are 
expected to be introduced in the summer.

3   The National Model Design Code. The draft National 
Model Design Code was published alongside the 
Changes to the National Planning Policy Framework 
for consultation. The government has said that it 
intends to publish the final version of the design code 
in the spring.

4   New policy on approving shared ownership homes. 
In November, the government consulted on a new 
“standard model” for shared ownership homes with 
proposals to lower the minimum initial buyer’s share in 
a property from 25% to 10%, and a new staircasing 
offer to allow people to buy additional shares in their 
home in 1% instalments.

5   Further information about how the government plans 
to extend permitted development rights (PDRs). A 
consultation on proposed changes to the system of 
PDRs closed on 28 January. MHCLG has said that it 
plans legislative amendments in response to the PDRs 
review before the end of July 2021.

View Planning Resources’ article to read up on the full list of 
expected policy and legislation changes this Spring/Summer 
HERE

The Planning Inspectorate Statistical Release: March 2021  

On 18 March 2021, the Planning Inspectorate (PINS) published its latest statistical update on its performance over the 
past year. The monthly statistical releases provide summary information on planning appeals and also provide a general 
overview of the impact of the Covid pandemic on the work of the Planning Inspectorate.

The statistical release shows the timeliness of decisions (i.e. 
how long it takes to make a decision) across the PINS appeal 
casework. The figures measure the time from validating an 
appeal to making a decision. The latest figures show that 
median decision timescales for appeal inquiries rose to 68.1 
weeks in February 2021, up from 52 weeks in January and a 
much lower time frame of 40.1 weeks in December. Median 
decision timescales for appeal hearings fell to 49 weeks, 
down from 51.5 weeks in January but up from 43.9 weeks 
in December. 

The figures show that the number of open appeals cases at 
the end of February was 10,487, up from 10,340 in January. 
The update notes that the rising number of open cases 

“contrasts with the period September to December 2020, 
where once schools reopened and full Inspectorate capacity 
had returned, the number of cases being closed noticeably 
exceeded the number received”. 

The figures show that the number of appeal decisions issued 
by PINS in February was 1,451. This is up from 1,413 in 
January, but down from 1,699 in December. The update 
said that the numbers for January and February 2021 were 
lower than “would have been expected, due to the impact of 
Covid-19”.

View the PINS March 2021 statistical release HERE

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/946245/Chief_Planners_Newsletter_-_December_2020.pdf
https://www.planningresource.co.uk/article/1710317/eight-important-policy-legislation-changes-expect-spring-beyond
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/970540/Planning_Inspectorate_Statistical_Release_March_2021_FINAL.pdf


In the News

Annual Planning 
Law Survey 2021:

View the top rated 
planning QCs and 

the most well-
regarded juniors in 

2021.

1,200 home 
scheme approved:

A High Court judge 
has backed the 

secretary of state’s 
approval of plans 
for a 1,210-home 
urban extension 

of the Devon town 
of Newton Abbot, 
rejecting a parish 
council’s arguments 

that the minister 
should have given 
more consideration 
to the impacts on 
rare bats and on 
climate change.

National Housing 
Summit 2021: 

On 24 March, 
Housing Secretary 

Robert Jenrick 
addressed the 

National Housing 
Summit, laying out 
the government’s 

key housing 
priorities and took 

questions from 
delegates from 

across the sector. 

New housing 
growth: 

Latest home-
building figures 
show a sustained 
period of growth 

in the number of in 
new housing starts 
across England.

The Planning 
White Paper: 

Steve Quartermain 
CBE and Lord 

Matthew 
Taylor say the 
government’s 

planning reforms 
present a slow 

road to the future. 
“The trouble with 
the White Paper 
is that it buries 
some pretty 

uncontroversial 
improvements 
needed today 

in huge systemic 
reforms”.
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HERE
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Note: You may need to register to the website provider to view some links.
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T: 0117 9561916
W: www.tetlow-king.co.uk
Twitter: @Tetlow_King
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About Us  

Tetlow King Planning is a leading town planning and development consultancy operating nationwide, with specialisms in 
housing, affordable housing, care, custom and self-build housing. We have been established for over 35 years and operate 
from our offices in Bristol and West Malling, Kent. Testimonials and news stories on development proposals are available to 
view on our website www.tetlow-king.co.uk. Follow us on our social media accounts at:

https://www.planningresource.co.uk/article/1710154/top-rated-planning-barristers-2021?bulletin=planning-daily
https://www.bailii.org/ew/cases/EWHC/Admin/2021/555.pdf
https://www.gov.uk/government/news/home-building-figures-show-increase-in-new-housing-starts
https://www.independent.co.uk/voices/government-s-planning-white-paper-is-a-slow-road-to-the-future-b1820452.html
https://www.housing.org.uk/news-and-blogs/news/national-housing-summit-2021-secretary-of-state-for-housing-robert-jenrick/?utm_campaign=2128552_NHF%20News%20-%2025%20March%202021&utm_medium=email&utm_source=dotmailer&dm_i=3R33,19MEG,71MCZ2,4KGQ8,1
https://www.instagram.com/tetlow_king_planning/
https://www.linkedin.com/company/tetlow-king-planning/
https://twitter.com/tetlow_king
https://www.facebook.com/tetlowkingplanning/

