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HCLG Committee report reviews the future of the planning system in England  

The Housing, Communities and Local Government (HCLG) Committee has expressed concerns about the lack of detail in 
the Government’s proposed planning reforms and suggested a resources and skills strategy should be published ahead 
of primary legislation.

MPs explained that the lack of detail in the Planning for the 
Future White Paper made it “very difficult” to assess the 
potential implications of many of the reforms. The Committee 
recommended that the Government should consult on the 
details of the proposed reforms to “prevent unintended 
consequences” and called for the Planning Bill announced in 
the Queen’s Speech in May to be brought forward in draft 
form and subjected to pre-legislative scrutiny. The Committee 
drew a number of conclusions and recommendations from its 
inquiry. Some of the key concerns are outlined below.

The Government’s three areas proposal

A lack of detail about the three zones – growth, renewal and 

protect – has “made it difficult to assess how it would function”. 
Inquiry evidence suggests there are problems with the zones’ 
suitability in urban areas and doubts about whether local 
plans will feature the level of detail required for developers 
to know whether their proposals will qualify for permission in 
principle and not have to go through the full planning process. 
If the Government does proceed with the principle of the 
three areas proposal, consideration should be given to the 
inclusion of additional categories. Further details also need 
to be provided, particularly around how much detail will be 
needed in Local Plans, the impact of the three areas proposal 
on vital infrastructure, and who will determine if Local Plan 
requirements have been met.

Welcome to the Planning Bulletin prepared by Tetlow King Planning. This Bulletin provides an update of recent publications 
across the housebuilding and planning sectors from a wide range of public, private and quasi-governmental organisations.
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First Homes – going live!  

The Government-backed First Homes tenure has now come into 
effect. All Local Plans prepared from 28 June 2021 onwards 
must now take account of recent Planning Practice Guidance 
and Written Ministerial Statement on First Homes (unless 
transitional arrangements apply, generally in cases where a 
Local Plan is submitted before 28 December 2021). Planning 
applications will soon follow, with applications determined 
after 28 December 2021 being required to provide First 
Homes (or 28 March 2022 if there has been substantive pre-
application discussion). Our May 2021 Bulletin sets out more 
details on how the First Homes model will work and it is clear 
that developers, promoters, housing associations, and Local 
Planning Authorities, now need to be thinking carefully about 
how First Homes will be implemented.

Tetlow King Planning is at the forefront of understanding 
the First Homes concept, having advised developers and 

housing associations, and having successfully argued for the 
development of First Homes at a recent appeal in Bromley. If 
you are considering providing First Homes on a scheme you 
are promoting, or are considering the implications for other 
affordable housing tenures, we can help you to understand 
how First Homes can best be provided. We can also help to 
review the implications for other affordable housing tenures 
and help in justifying or proposing a particular tenure mix. Get 
in touch – we’d be delighted to have an informal discussion 
with you.

Contact us:

Rosie Dinnen Rosie.Dinnen@tetlow-king.co.uk
Jamie Roberts Jamie.Roberts@tetlow-king.co.uk

http://www.tetlow-king.co.uk/wp-content/uploads/2021/06/Planning-Bulletin-May-2021.pdf
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Public engagement and reforms to Local Plans

The Committee does not agree that the 30-month time frame 
proposed for the development of local plans is enough to 
ensure high quality. The Government must ensure that statutory 
consultees have time to comment on local plans. Local authorities 
and existing neighbourhood forums need to strive to ensure a 
representative range of voices are heard in the production of 
neighbourhood plans, and there should be a time frame for 
producing and revising them to ensure they remain relevant. 
Ahead of the Planning Bill, the Government must clarify the 
role and status of neighbourhood plans in the proposed 
system. The duty to cooperate should only be abolished when 
more effective mechanisms have been put in place to ensure 
cooperation.

Housing formula

The Committee concluded that the Government’s abandonment 
of its proposed formula for determining housing need is 
the correct decision. There remains a need for additional 
information about how the Government’s revised approach, 
announced in December 2020, might work in practice.

Housing delivery

The Government should lay out the evidential basis for its 
300,000 housing units a year target and how it will achieve 
it, both by tenure and by location. In order to tackle the 
slow build out rates, the Government should set a limit of 18 
months following discharge of planning conditions for work to 
commence on site. If work has not progressed to the satisfaction 
of the local planning authority then the planning permission 
may be revoked. An allowance of a further 18 months should 
be allowed for development to be completed, after which the 
local authority should be able, taking account of the size and 
complexity of the site, and infrastructure to be completed by 
other parties, to levy full council tax for each housing unit which 
has not been completed. The Committee supports the building 
of more affordable housing and social housing. There should 
be support for local authorities to deliver specialist housing, 
particularly for the elderly and people with disabilities. 

The Government should create a C2R class for retirement 
communities to ensure clarity in the planning process.

Funding infrastructure

The Government must clarify how it will replicate the binding 
nature of section 106 agreements and which parts of the 
approach will be retained. If they cannot be easily replicated, 
especially without creating additional complexity, then the 
Committee recommends retaining section 106 agreements. 
If the Government does proceed with its infrastructure levy 
proposal, a localised rate should be set reflecting local land 
values. The Government needs to clarify who will set these 
localised rates, and whether these will differ by local authority 
or some other sub-national area. 

Resources

The Ministry for Housing, Communities and Local Government 
should now seek to obtain a Treasury commitment for an 
additional £500 million over four years for local planning 
authorities. Providing this certainty of funding should precede 
the introduction of the Planning Bill.

Design and Beauty

The Committee welcomed the Government’s commitment to 
enhance the place of design and beauty in the planning system. 
This should include ensuring innovations in design are not unduly 
stifled and the subjective nature of beauty is recognised.

Green Belt, and environmental and historical 
protections

A review should examine the purpose of the Green Belt, 
including whether it continues to serve that purpose, how the 
public understand it, what should be criteria for inclusion, and 
what additional protections might be appropriate. In addition, 
the Committee recommends that the Government publishes an 
assessment of the impact of its proposed changes on historic 
buildings and sites.

Read the full HCLG Committee Report HERE

https://committees.parliament.uk/publications/6180/documents/68915/default/
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Five-year pipeline of 1.5 million homes required if the Government is to achieve its 
target of building 300,000 homes a year

A new report titled ‘Taking Stock: The Geography of Housing Need, Permissions and Completions’, commissioned jointly 
by the Land Promoters and Developers Federation (LPDF) and the Home Builders Federation (HBF) and compiled by 
Lichfields, has explored how the pipeline of sites for housing development compares with what might be needed to meet 
the Government’s ambitions to deliver 300,000 net additional homes per year.

The report suggests that planning permission for about 
520,000 houses needs to be granted each year if the 
Government’s target is to be realised. In 2019, the Ministry 
of Housing, Communities and Local Government (MHCLG) 
recorded 372,000 new permissions. In order to achieve the 
Government’s ambition for 300,000 homes a year by the 
mid-2020s an increase of between 104,000 and 115,000 
permissions a year is required in the next two to three years.

“In accordance with the NPPF [National Planning Policy 
Framework] requirement for local authorities to maintain a 
rolling five-year housing land supply, the number of homes 
with planning permission at any one time will need to be 
aligned with this objective, which means figures in excess 
of one million should be expected. In reality, the number of 
homes with planning permission will need to exceed the size 
of the pipeline, because some permissions will be delayed, 
replanned or lapse, and some will deliver homes beyond a 
five-year horizon.”

As of March 2021, Glenigan data identifies a total stock of 
1.3 million homes with live permission in the pipeline. Stripping 
out homes on large sites that build out beyond four years (the 
average time it takes to build and complete a housing site), 
leaves the equivalent of 990,000 homes in the immediate 
pipeline, with a significant number already having been built.

Based on the analysis, the report draws the following 10 
conclusions:

1   The 300,000 target means a five year planning 
pipeline for 1.5m homes.

2   The 1.1m unbuilt permissions statistic is misleading.

3   There is an absence of good data on the build out 
of permissions.

4   We identify live permissions equivalent to 1.3m 
homes of which 990,000 have already been built 
or could be expected to be built by March 2025.

5   Housing permissions are not evenly spread or 
matched to where the planning system says they are 
most needed.

6   There are regional variations in the relationship 
between permissions and housing completions.

7   The rate of planning permissions needs to increase 
rapidly to sustain the 300,000 target.

8   The flow of new planning permissions is starting to 
decline.

9   The revisions to the Standard Method for housing 
need will make it more difficult to boost permissions.

10   Work to digitise the planning system should include 
securing much better data on this issue to inform 
policy.

Read the full report on the HBF website HERE

Environment Bill amended to extend net gain to major infrastructure projects

Existing provisions in the Environment Bill would require developers to deliver 10% net biodiversity gain in most new 
schemes, but campaigners have called on the Government to extend the requirement to nationally significant infrastructure 
projects (NSIPs) determined via the Planning Act 2008 regime.

The Government “will legislate to introduce biodiversity net 
gain for new nationally significant infrastructure projects in 
England through an amendment to the Environment Bill. In the 
Economics of Biodiversity: The Dasgupta Review

Government response, it is claimed that the “significant move” 
will embed a “nature positive approach” to the development 
of many of England’s largest new infrastructure projects.

Proposals for a biodiversity net gain requirement for NSIPs will 
be tailored to the needs of major infrastructure projects where 

necessary, the document adds. The Government’s response also 
reveals that it intends to consult later this year on the principles 
of a net gain approach for schemes located in the marine 
environment.

An updated version of Natural England’s biodiversity metric, 
which allows a range of bodies to calculate the baseline 
biodiversity of a site and how this can be increased, is due to 
be published later this summer.

Full article available in Planning Resource HERE

https://www.hbf.co.uk/documents/11045/LPDF_-_Taking_stock_Research_-_May21_Final.pdf
https://www.planningresource.co.uk/article/1719177/environment-bill-amended-extend-net-gain-major-infrastructure-projects
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Affordable housing and self-build and custom housebuilding help to demonstrate 
Very Special Circumstances in Green Belt appeal success

Tetlow King Planning is delighted to have assisted in the appeal success for 100 dwellings on land off Bullens Green Lane, 
Colney Heath on behalf of Canton Ltd. The site is located in Green Belt between St Albans City and District and Welwyn 
Hatfield Borough Councils.

James Stacey, Senior Director, provided expert evidence on 
the need for affordable housing in both St Albans and Welwyn 
Hatfield, with Associate Director, Andy Moger, providing expert 
evidence on the need for self-build and custom housebuilding.

In light of the evidence of James Stacey, Inspector Masters 
found at paragraph 53 that both local authorities had an 
accumulated shortfall in the delivery of affordable housing in 
the region of 4,000 dwellings each. She went on at paragraph 
54 to explain that:

“The persistent under delivery of affordable housing in both 
local authority areas presents a critical situation. Taking into 
account the extremely acute affordable housing position in 
both SADC and WHBC, I attach very substantial weight to the 
delivery of up to 45 affordable homes in this location in favour 
of the proposals.”

In response to the evidence of Andy Moger in respect of self-
build, Inspector Masters explained at paragraph 50 that 
“the Government attaches great importance to the provision 
of this element of the supply” and that “the Planning Practice 
Guidance advises that local authorities should use the demand 
data from registers, supported by additional data from 
secondary sources, to understand and consider future need for 
this type of housing in their area”.

She went on to find, at paragraph 51, that “neither authority 
has an up to date assessment of likely future demand for this 
type of housing in line with the Planning Practice Guidance” 
noting that “the appellant provided detailed evidence in 
relation to the Custom Build Register, none of which was 
disputed.” Inspector Masters also found that “evidence also 
presented demonstrated that the statutory duty to provide 
for base period plot provision has also not been met in either 
authority, in some periods by a significant margin. Taking into 

account other secondary data sources, these shortfalls may 
well be on the conservative side.”

Inspector Masters then states at paragraph 52 “In common 
with both market housing and affordable housing, the situation 
in the context of provision of sites and past completions is a 
particularly poor one. To conclude, I am of the view that the 
provision of 10 self-build serviced plots at the appeal sites will 
make a positive contribution to the supply of self-build plots in 
both local planning authority areas. I am attaching substantial 
weight to this element of housing supply.”

In drawing together her conclusions at paragraph 78 of 
her report, Inspector Masters found harm by reason of 
inappropriateness and to openness attributing substantial 
weight to both. However, she also found there to be acute 
housing delivery shortages in both authority areas and acute 
affordable housing need before concluding that:

“The proposals would make a contribution towards addressing 
these needs in the form of market, self-build and affordable 
housing in both WHBC and SADC. I have attached very 
substantial weight to the provision of both market housing and 
affordable housing. I have attached substantial weight to the 
provision of self-build housing. These factors, when considered 
collectively demonstrate that very special circumstances do 
exist.”

Counsel for the appellant was Zack Simons of Landmark 
Chambers. Expert evidence was also provided by Russell Gray 
(Planning) and John Freeman (Highways) of Woods Hardwick 
Planning, Gary Holliday (Landscape) of FPCR Environment 
and Design and Andrew Crutchley (Heritage) of Environmental 
Design Partnership. The expert evidence of Ben Pycroft (housing 
land supply) of Emery Planning on behalf of the appellant was 
uncontested by the Council.
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ACM remediation work to be incomplete by the end of 2021

The Government has predicted that over 10% of high-rise buildings with the same type of cladding used on the Grenfell 
Tower will not have completed remediation work by the end of 2021.

Speaking in the House of Commons, Housing Minister 
Christopher Pincher told MPs that the Government estimates 
84% of high-rise buildings with aluminium composite material 
(ACM) cladding will have remediation work complete by the 
end of 2021. This means that an estimated 75 of the 469 
high-rise buildings with ACM identified by the Government 
will not have remediation work completed this year.

Following the disastrous Grenfell incident in which 72 people 
lost their lives there has been increasing pressure to deliver 
and rectify existing homes to ensure all tower blocks across 

the country are safe to live in. Many have however criticised 
that change is not happening quick enough, and justice has 
not been served to those who sadly lost their lives. 

The Guardian reports that Survivors of the Grenfell Tower 
disaster have accused the Government of playing “Russian 
roulette” by failing to fix hundreds of thousands of high-rise 
homes with similar fire safety defects, putting hundreds of 
people’s lives at risk.

Full article available in Inside Housing HERE

In the News

Homes England: 

The Government 
has confirmed 

that Hyde’s CEO 
Peter Denton will 
become the new 

chief executive of 
Homes England, 
as part of an 

‘important reset’.

Permitted 
Development 

Rights: 

MHCLG 
acknowledges 
that permitted 
development 
rights order 

was ‘defectively 
drafted’. 

Town Deals: 

Communities 
secretary Robert 

Jenrick has 
announced that 30 
towns in England 

will receive a share 
of £725 million to 
help to boost local 

economies and 
create jobs.

Virtual Meetings: 

A survey of 
the Royal Town 

Planning Institute 
membership 

showed that 90% 
of respondents 

want local 
authorities to be 
able to have the 
express ability 

“to hold at least 
some meetings 

remotely”.

Green Energy: 

The Planning 
Inspectorate (PINS) 
has received two 

development 
consent order 

applications for 
the UK’s first 

carbon-capture 
power stations 

that will capture 
their own carbon 

emissions, with one 
also set to capture 

emissions from 
some surrounding 

industries. 

CLICK 
HERE

CLICK 
HERE

CLICK 
HERE

CLICK 
HERE

CLICK 
HERE

Note: You may need to register to the website provider to view some links.

https://www.insidehousing.co.uk/news/government-predicts-around-75-high-rises-with-acm-will-not-have-remediation-work-complete-by-end-of-year-71155
https://www.socialhousing.co.uk/news/government-confirms-new-homes-england-ceo-as-part-of-important-reset-71107
https://www.planningresource.co.uk/article/1719117/mhclg-acknowledges-permitted-development-rights-order-defectively-drafted
https://www.theplanner.co.uk/news/town-planners-virtual-meetings-should-continue
https://www.planningresource.co.uk/article/1718931/pins-receives-uks-first-carbon-capture-power-station-applications
https://www.theplanner.co.uk/news/government-announces-cash-for-town-deals-and-a-nature-programme-for-cornwall
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TKP Spring Successes 

Tetlow King Planning (TKP) is delighted to have assisted 
in various application and appeal successes across May 
and June 2021. 

Hawkesbury, Bedworth

TKP is delighted to announce that full planning permission 
has been granted for 204 dwellings at former Hawkesbury 
Golf Course, on the edge of Bedworth. This story follows our 
previous news that Jonathan Adams, Senior Director and 
Rosie Dinnen, Associate Director at TKP had been actively 
promoting the site through the development plan process 
and successfully secured removal of the site from the Green 
Belt and allocation in the proposed main modifications to 
the Nuneaton and Bedworth Borough Plan. Nuneaton and 
Bedworth Borough Council Planning Committee considered 
the full planning application in January 2021. There were 
no technical objections from statutory consultees to the 
application and officers recommended the application for 
approval but Committee deferred making a decision on the 
grounds that it wanted some highways related items clarified. 
Planning Committee considered the application again in 
February 2021. Christopher Young QC of No5 Chambers 
and Jonathan Adams spoke in support of the application 
at the meeting. Planning Committee resolved to grant the 
application subject to completion of the S106 Agreement 
and permission was granted in May 2021. On behalf of 
Terra Strategic, TKP has subsequently submitted an outline 
application for an additional 296 dwellings and community 
benefits at the remainder of the site. The application is 
currently being considered by the Council and a decision is 
expected soon.

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 social media at:

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/
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Bristol
E: jonathan.adams@tetlow-king.co.uk
E: rosie.dinnen@tetlow-king.co.uk
T: 01179 561916

West Malling, Kent
E: Iain.Warner@tetlow-king.co.uk
T: 01732 870988

Siston Common, Bristol

TKP is pleased to have been successful at appeal for a new 
church and community building for St Thomas Syro Malabar 
Catholic Church in Bristol. The appeal centred around the 
issue of the effect of the proposed development on the 
character and appearance of the area. The appeal site 
comprised a former farmhouse and yard, both currently 
vacant and unkempt. The planning application had received 
local opposition and was refused by South Gloucestershire 
Council for failing to respect, reflect and be in-keeping with 
its proposed surroundings given the sensitive nature of the 
site on the edge of common land. TKP was instructed by the 
appellant following refusal of the application. Jonathan 
Adams, Senior Director at TKP recommended that Alex 
Fraser of AFLA produce a supporting Landscape Visual 
Impact Assessment to accompany the appeal to demonstrate 
that there would be no harm to visual amenity. The Inspector 
agreed that the impact would not harm the character and 
appearance of the area, and that the church and community 
building would bring significant benefits to the area.

Saxty Way, Sowerby

A 100% affordable development of 47 much-needed 
affordable homes has received the green light in Sowerby, 
North Yorkshire, after TKP assisted the registered provider 
Karbon Homes in its successful planning appeal. James Stacey, 
Senior Director, and Jamie Roberts, Principal Planner, provided 
expert evidence at the appeal hearing, offering an in-depth 
analysis of an array of affordability issues. In the context of 
1,000 people on the housing register in March 2020, and 
some of the worst affordability statistics in Yorkshire and the 
Humber, the Inspector noted that simply meeting the identified 
housing need would not meet the needs of the sizeable and 
increasing housing register. He elaborated, “It would take 
some time to address the housing needs of this number of 
households if the [Housing and Economic Development Needs 
Assessment] annual figure is the basis of affordable housing 
delivery. This would seem to run contrary to the necessity to 
provide affordable homes for the households who are in most 
need.” In summing up the planning balance of the scheme, 
the Inspector recognised the importance of the 100% 
affordable nature of the proposals, concluding that “When 
taken together, the benefits would outweigh the harm and this 
supports the grant of planning permission. That the proposal 
would comprise 100% affordable housing provision is key to 
my view in the planning balance”.


