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First Homes

First Homes is an initiative by the Government to provide a new model of affordable housing to help aspirant homeowners 
access the property ladder with a house at a 30% discount to open market value. The concept was originally trailed in the 
Conservative Party manifesto in late 2019, followed by a consultation in Spring 2020. On 24 May 2021, the Government 
published new Planning Practice Guidance and a Written Ministerial Statement setting out how it expects First Homes to 
be delivered.

The Government’s Guidance on First Homes can be viewed 
HERE. The Planning Practice Guidance sets out the main 
requirements for First Homes:

•  They must be discounted by at least 30% against open 
market value (although higher discounts of 40% or 50% 
can be applied through Local Plans or Neighbourhood 
Plans where supported by evidence);

•  Prices to be capped at no more than £250,000 (nationally) 
or £420,000 (Greater London) after the discount (although 
lower price caps can be applied through Local Plans or 
Neighbourhood Plans where supported by evidence);

•  First and subsequent sales must be to households meeting 
national eligibility criteria, with optional local criteria (e.g. 
local connection or occupation criteria); and

•  The discount is to be secured through a restriction on the 
title with the Land Registry.

First Homes will benefit from mandatory CIL relief. Provision of 
First Homes will be secured through Section 106 agreements, 
with the Government expected to publish model wording for 
this in due course. A Mortgagee Exclusion Clause is set out to 
protect lenders to encourage competitive lending against First 
Homes.

In policy terms, the Government expects a minimum of 25% 
of all affordable housing through developer contributions to 
be First Homes, to be delivered on-site unless off-site provision 
or financial contributions can be robustly justified. New Local 
Plans should contain policies to secure First Homes, although 
transitional arrangements exist for plans that have been 
published by 28 June 2021 and submitted by 28 December 
2021, are not required to reflect First Homes requirements 
(Inspectors may consider whether an early review is 
appropriate). Local planning authorities may wish to provide 
an interim policy statement to set out local requirements for 
First Homes.

For specific development schemes through the planning 
application process, First Homes requirements do not apply 
where full or outline permission is granted before 28 December 
2021, where there has been “significant pre-application 
engagement” on affordable housing matters where permission 
is granted before 28 March 2022, or where permission is 
granted under Local Plans adopted under the transitional 
arrangements. The Written Ministerial Statement suggests 
that where there are existing development plan policies for 
affordable housing, “a policy compliant planning application 
should seek to capture the same amount of value as would 
be captured under the local authority’s up-to-date published 
policy.”

The remaining 75% of affordable housing is to be secured 
in relative proportion to that set out within Local Plan policy. 
However, where social rent is specified in policy, this should 
be prioritised and delivered in the same percentage as that 
set out in the Local Plan. The Guidance reminds authorities 
and applicants that Paragraph 64 of the Framework requires 
10% of all dwellings on qualifying sites to be affordable 
home ownership and in some instances, 25% of the affordable 
dwellings as First Homes will not achieve this benchmark. This 
leaves a balance of affordable home ownership that can be 
met through other tenures.

Provision is made for First Homes Exception Sites to come 
forward, replacing the existing Entry Level Exception Sites 
policy at paragraph 71 of the NPPF. Unlike the existing policy, 
First Homes Exception Sites do not appear to be subject to any 
specified size limits but instead must be “proportionate” to the 
scale of the settlement. There is scope for an element of open 
market housing to come forward where necessary for viability, 
and also for other forms of affordable housing for which a 
need can be demonstrated.
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Tetlow King Planning’s comments on the First Homes Model   

The emerging First Homes model raises a number of issues for which clarification is needed.

It is clear that some confusion has arisen in the development 
and housing sectors over the timescales for implementation, 
and whether ‘live’ planning applications will be affected by 
the new First Homes policy. It appears there is an expectation 
that existing Local Plans are interpreted with reference to First 
Homes (perhaps with an interim policy statement), new Local 
Plans are required to reflect First Homes within their policies, 
but that Local Plans submitted and adopted under transitional 
arrangements have no such requirement. In this context, 
one may consider that plans adopted under transitional 
arrangements might be out-of-date on the day of adoption 
- yet the Guidance expressly exempts applications approved 
under these transitional plans.

The Guidance suggests that interim policy statements may be 
used by Councils to interpret existing policies with respect to 
First Homes. It will however be necessary to re-calculate the 
overall provision of affordable homes to capture the same 
amount of value as the existing policy. These questions go to 
the heart of viability, and the extent of affordable housing 
that can be secured through a Local Plan – normally matters 

that must be tested through Examination of the Development 
Plan. There could be unintended consequences – particularly in 
authorities which require a higher discount (40% or 50%) since 
the level of value captured may well be similar to (or even 
exceed) that for existing affordable tenures.

The Guidance provides a reminder of the requirements of 
Paragraph 64 of the Framework which seeks 10% of the total 
number of dwellings to be for affordable home ownership. 
In the experience of Tetlow King Planning, adherence to the 
Paragraph 64 requirement is somewhat patchy.

When re-calculating the proportions of other affordable 
tenures on the remaining 75% of affordable housing on each 
site, the Guidance seeks to prioritise delivery of Social Rent 
(as distinct from Affordable Rent) by maintaining the existing 
proportion of Social Rent dwellings and provides a ‘worked 
example’ of this. However, few development plans expressly 
provide for Social Rent, since the Framework definition of 
affordable housing refers to ‘Affordable Housing for Rent’ and 
does not distinguish between Affordable Rent and Social Rent.

Government to pilot ‘simpler approach’ to neighbourhood plans   

The Government is trialling a ‘simpler’ kind of neighbourhood planning across 10 English Planning Authorities

According to a Ministry of Housing, Communities and Local 
Government (MHCLG) prospectus published in late April, the 
scheme is intended to encourage groups who wish to influence 
development in their areas but may not have the capacity to 
produce a full neighbourhood plan.

The main difference between a ‘simpler’ neighbourhood plan 
and a full neighbourhood plan is likely to be the scope and 
weight of the document. MHCLG thinks “a simpler approach 
won’t allocate land or include development management 
policies as part of the development plan. However, the 
prospectus adds that these simpler plans could act as precursor 

to a full neighbourhood plan by setting the neighbourhood 
priorities.”

However, the proposed changes haven’t come without 
criticism, one individual (Tony Burton) has stated: “The last 
thing neighbourhood planning needs is a return to community 
planning without the power shift that comes from having policies 
with same weight as local planning authority.” These changes 
are likely to be contentious with many so is a pilot project to 
be watched.

Full article available in Planning Resource HERE

https://www.planningresource.co.uk/article/1715053/neighbourhood-watch-government-pilot-simpler-approach-neighbourhood-plans
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What the election results mean for housing: the winners’ policies  

The results of the latest election will mean different things for different regions and nations across the UK regarding 
housing and planning.

 In London, the re-election of Sadiq Khan (Labour) wasn’t a 
huge surprise. Mr Khan evidently sees housing as one of his 
strengths and he made it a prominent aspect of his campaign. 
The most eye-catching of Mr Khan’s housing promises is to 
set up a new City Hall-owned developer aimed at boosting 
affordable housebuilding in the capital. He has also promised 
to increase affordable housebuilding on public land and 
to commission a review aimed at streamlining housing 
development across all Greater London Authority (GLA) 
agencies.

In the West Midlands, Andy Street (Conservative) won the 
vote and again has a focus delivering more affordable 
homes. Mr Street will deliver a regional plan for the West 
Midlands that will aim to build at least 215,000 homes 
across the region by 2031. Mr Street is looking to do this by 

taking advantage of old industrial land in the West Midlands, 
with a major brownfield land clean-up programme and a 
‘brownfield-first’ policy.

Whilst in Wales, Labour will lead the Senedd once again. 
The party’s manifesto included a commitment to build 20,000 
low-carbon social homes over the next parliament; and will 
develop a national scheme restricting rent to Local Housing 
Allowance (LHA) levels for families and young people who 
are priced out of the private rented market, as well as those 
who are homeless or at risk of homelessness.

Regardless of party politics, it is clear that the delivery of 
more affordable homes is a key policy for leaders across 
the UK.

Full article available in Inside Housing HERE

Council ‘reluctant’ to return to face-to-face meetings  

Lichfield District Council has said it is looking at ways to continue broadcasting its meetings to the public following the 
failure of a legal challenge for virtual meetings to be allowed to continue beyond 6 May.

Since the start of the COVID-19 pandemic, planning has had 
to change in various ways. Under the Coronavirus Act 2020, 
planning committee meetings have been allowed to be held 
virtually during restrictions implemented to stem the spread of 
Covid-19 – as have other local authority meetings. However, 
this change to online meetings, which many professionals have 
felt has worked well is to be reverted. 

The Association of Democratic Services Officers (ADSO), 
Lawyers in Local Government (LLG) and Hertfordshire County 
Council had sought to extend the period in which virtual 
meetings can be held. On 28 April, the president of the 
Queen’s Bench Division, Dame Victoria Sharp, and Mr Justice 
Chamberlain dismissed the challenge. This means that online 
meetings will no longer be able to be held after 6 May 2021.

The 1972 Local Government Act requires councillors to be 
present to decide applications. However, the Coronavirus 
Act 2020 made provisions for “persons to attend, speak at, 
vote in, or otherwise participate in, local authority meetings 
without all of the persons, or without any of the persons, being 
together in the same place.” It is felt by many that reverting 
back to in person meetings is taking a step backwards and 
people are seeking change.

The RTPI believes that a change in the law is needed to 
guarantee that virtual planning meetings in England can 
continue. Chief executive Victoria Hills has called on the 
Government to introduce primary legislation as “a matter 
of urgency” to allow virtual meetings to continue while also 
exploring how a hybrid model could operate.

Full article available in the Planner HERE

https://www.insidehousing.co.uk/news/what-the-election-results-mean-for-housing-the-winners-policies-70621
https://www.theplanner.co.uk/news/council-reluctant-to-return-face-to-face-meetings
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Nine planning changes for the next year promised in the Queen’s Speechs  

The Government will introduce a new Planning Bill with the aim to create a simpler, faster and more modern planning 
system to allow homes and other buildings to be delivered more quickly across England, whilst also providing more 
certainty for developers about what is permitted where, through clear land allocations in local plans and stronger rules 
on design.

The current system dates back to 1947 so is seen by many to 
be largely outdated and ties us to procedures designed for 
the last century. The main benefits of the Bill are providing 
more certainty for communities and developers, particularly 
smaller developers, about what is permitted where, through 
clear land allocations in local plans and stronger rules on 
design; this is an area which for years has felt vague and 
often subjective. 

Some of the key changes are set out below.

1   The Government intends to change local plans 
to “provide more certainty” over permissible 
development - one of the main elements of the new 
Planning Bill would be “changing local plans” so 
they “provide more certainty over the type, scale 
and design of development permitted on different 
categories of land.”

2   A new levy is promised to replace existing methods 
of securing developer contributions towards 
infrastructure and affordable housing - one of the 
main elements of the Planning Bill would be “replacing 
the existing systems for funding affordable housing 
and infrastructure from development with a new more 
predictable and more transparent levy.”

3   Various aspects of planning decision-making will be 
accelerated, say ministers - the Panning Bill will aim to 
create “simpler, faster procedures for producing local 
development plans” as well as for “approving major 
schemes” and “assessing environmental impacts.”

4   The Planning Bill would involve “digitising” the 
planning system to make it “more visual” and would 
aim to improve public engagement in planning – 
this proposal echoes proposals in last summer’s 
planning white paper to introduce “map-based” and 
“interactive” local plans based on “data standards 
and digital principles.”

5   The system for assessing the environmental effects of 
development is set to change.

6   The long-awaited new duty for developers to deliver an 
uplift in biodiversity through their schemes is promised 
- The Environment Bill will mandate ‘biodiversity net 
gain’ in the planning system.

7   Rule changes for development corporations are 
planned.

8   A new body that the Government intends to become 
a statutory planning consultee on the fire safety of 
proposed high-rise flats is promised.

9   Ministers aim to accelerate deployment of digital 
communications networks.

Full article available in Planning Resource HERE and and 
information taken from HBF 11 May Briefing and Simonicity 
HERE

https://www.planningresource.co.uk/article/1715631/nine-planning-changes-next-year-promised-queens-speech
https://simonicity.com/2021/05/15/have-we-got-no-planning-bill-news-for-you/amp/


In the News

Neurodiversity: 

A toolkit that seeks 
to promote best 
practice when 
consulting with 
neurodivergent 

people about the 
built environment 

has been launched. 

Construction: 

Workloads, 
enquiries and 

employment all 
grew for small 

to medium-sized 
(SME) construction 

firms between 
January and 

March (Q1) of 
2021, according 
to the Federation 
of Master Builders 

(FMB). 

Post-election  
Re-shuffle: 

Lucy Powell has 
been selected 

as Labour’s new 
shadow housing 

secretary, 
replacing 

replace Thangam 
Debbonaire

Planning Bill: 

The Local 
Government 

Association (LGA) 
has called for the 
upcoming Planning 

Bill to include a 
new “use it or lose 
it” tax to penalise 
developers who 

do not build 
out planning 
permissions. 

New Homes: 

Local Government 
Association (LGA) 
analysis suggests 
that there are at 
least 1.1 million 

homes in England 
with planning 

permission that 
have yet to be 

built. 

CLICK 
HERE

CLICK 
HERE

CLICK 
HERE

CLICK 
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CLICK 
HERE

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

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

https://www.theplanner.co.uk/news/toolkit-for-neurodiversity-launched
https://www.theplanner.co.uk/news/sme-workloads-grew-in-q1-of-2021
https://www.planningresource.co.uk/article/1715286/planning-bill-could-include-use-it-or-lose-it-tax-penalise-tardy-developers
https://www.theplanner.co.uk/news/more-than-a-million-homes-waiting-to-be-built-suggests-analysis
https://www.insidehousing.co.uk/news/new-shadow-housing-minister-appointed-in-post-election-reshuffle-70636
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/

