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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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Revisions to the National Planning Policy Framework 

An updated version of the National Planning Policy Framework (NPPF) was published on 20 July 2021 following the 
consultation at the beginning of 2021. At the same time the National Model Design Code (NMDC) was published which 
is a toolkit to enable every council and community to create their own local design requirements.

The revised Government guidance has strengthened 
requirements on design quality by fostering well designed 
and beautiful places. Councils should collaboratively produce 
local design codes or guides consistent with the principles set 
out in the National Design Guide and NMDC to agree design 
standards locally. The emphasis of design quality is in response 
to the findings of the Building Better, Building Beautiful 
Commission. Paragraph 131 also introduces a requirement to 
ensure that new streets are tree lined and opportunities taken 
to incorporate trees elsewhere in development such as parks 
and community orchards. Furthermore, the revised NPPF seeks 
to ensure that all plans mitigate climate change and adapt to 
its effect, pushing for a move to a low carbon economy.

Some of the key changes include:

•  Adjusting the presumption in favour of sustainable 
development for plan-makers;

•  New limits on the use of article 4 directions to restrict 
permitted development rights; and

•  Encouraging faster delivery of further education colleges, 
hospital and prisons.

• The United Nations climate change goals have been added.

•  Development plan policies for proposed large settlements 
should have a 30 year timescale.

It is clear that the latest revision of the NPPF is addressing 
the major issue of climate change and is ensuring the planning 
system plays it part in creating a cleaner and greener society. 
Mitigating climate change and sustainable development are 
key themes which are emphasised further throughout the 
revised Framework.

Full article available in Planning Resource HERE

The NMDC provides a toolkit to enable every council and 
community to create their own local design requirement. 
Guidance is provided across all aspects of new development 
including tree-lined streets, sustainable drainage and design 
to support walking and cycling.

The purpose of the NMDC is to provide detailed guidance 
on the production of design codes, guides and policies to 
promote successful design. It expands on the 10 characteristics 
of good design set out in the National Design Guide, which 
reflects the Government’s priorities and provides a common 
overarching framework for design. The Government is 
already testing the application of the NMDC with 14 local 
authorities, generating valuable insight to help in the wider 
application of design coding nationally.

View the revised NPPF HERE

https://www.planningresource.co.uk/article/1722735/16-key-changes-national-planning-policy-revised-nppf
https://www.gov.uk/government/publications/national-planning-policy-framework--2
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Fire Safety Bill and Fire Standards

The Building Safety Bill was published on 5 July 2021 and sets out the legislation for the new building safety regulatory 
regime to ensure the safety of people and their homes. The Bill introduces significant changes to building safety regulation, 
as recommended by Dame Judith Hackitt in her Independent Review of Building Regulations and Fire Safety, and introduces 
the new Building Safety Regulator to oversee the new safety regime.

The draft Bill had been published to enable consultation and 
scrutiny by the Housing, Communities and Local Government 
Committee before it began the legislative process. A date 
has not yet been set for the Second Reading.

The main points of the Bill are as follows:

•  Building Safety Regulator - The Bill establishes the 
Building Safety Regulator, tasked with the objectives of 
securing the safety of people in and around buildings, 
holding to account those who are not properly managing 
safety risks, and improving building standards.

•  Higher Risk Buildings - Higher risk buildings are those that 
are at least 18 metres in height or with at least seven 
storeys, but the Bill gives the Secretary of State the power 
to change this definition in light of research or on the 
basis of advice from the Building Safety Regulator. The 
Bill allows for the creation of a new Gateway regime to 
help ensure that building safety risks are considered at 
each stage of a new higher-risk building’s design and 
construction.

•  Residents and Redress - All higher-risk buildings will 
need to appoint an Accountable Person and a Building 
Safety Manager who will have an ongoing duty to take 
all reasonable steps to prevent a building safety risk 
materialising, and to limit the severity of any incident 
resulting from such a risk.

•  Enforcement and Sanctions - The Building Safety 
Regulator will have the power to ensure compliance with 
the measures outlined in the Bill through both a toughening 
of existing powers and new powers.

•  Cladding Remediation - The Bill states that landlords must 
take reasonable steps to ascertain whether any funding 
is available for the cost of cladding remediation and if 
so, must obtain the grant and service charges must be 
reduced accordingly.

•  Construction Products - The Bill provides powers so that 

all construction products marketed in the UK fall under 
a regulatory regime, allowing them to be withdrawn 
from the market if they present a risk. The Bill creates 
the concept of a “safety critical product” and gives the 
Secretary of State the power to make regulations to 
place safety critical products on a statutory list.

•  The Building Safety Bill gives the Government the powers 
to establish a New Homes Ombudsman scheme and 
require developers to become, and remain, members of 
such a scheme and makes provision for sanctions should 
developers breach these requirements. It also empowers 
the Secretary of State to put in place or endorse an 
industry code of conduct.

Critically, Fire Statements will now need to be submitted 
with planning applications. These statements must contain the 
particulars specified or referred to in the form, published by 
the Secretary of State, which includes information about (not 
exhaustive list):

•  the principles, concepts and approach relating to fire 
safety that have been applied to each building in the 
development;

• the site layout;

•  emergency vehicle access and water supplies for 
firefighting purposes;

•  what, if any, consultation has been undertaken on issues 
relating to the fire safety of the development; and what 
account has been taken of this;

•  how any policies relating to fire safety in relevant local 
development documents have been taken into account.

A Fire Statement will evidence that thinking on fire safety 
matters, as they relate to planning, have been incorporated 
into the planning application. More information on Fire 
Statements can be found in the PPG HERE 

The full Fire Safety Bill can be found HERE  

https://www.gov.uk/guidance/fire-safety-and-high-rise-residential-buildings-from-1-august-2021#contents
https://commonslibrary.parliament.uk/research-briefings/cbp-8782/
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Minister confirms national policy change on Article 4 directions

The Housing Secretary, Rt Hon Robert Jenrick MP, has issued a Written Ministerial Statement (WMS) confirming changes 
to the policy on Article 4 Directions in paragraph 53 of the NPPF, following a consultation held at the start of 2020. The 
consultation also covered a number of other proposals the Government has yet to respond to. 

The Housing Secretary has announced a new “higher threshold” 
for the use of Article 4 directions, including confirmation that 
they should apply only to “the smallest area possible”, in 
order to drive through the Government’s controversial new 
commercial-to-residential permitted development right.

Jenrick stated that “Our most recent reforms introduced a new 
right to allow change of use from the commercial, business 
and service use to residential.” Elaborating, he continued “This 
will breathe new life into commercial areas and high streets 
by bringing vacant buildings back into use as new high street 
homes - all the more important as a result of the economic 
disruption caused by the Covid-19 pandemic.”

The new class MA commercial-residential permitted 
development right allows all uses in the Class E town centre use 
class, including offices, shops, and gyms, to convert to housing 
without needing a planning application and is due to come into 
effect in September.

Jenrick added: “Article 4 directions should be very carefully 

targeted, applying only to those locations where they are 
necessary to avoid wholly unacceptable adverse impacts. 
For that reason, I want to make clear that the geographical 
coverage of all Article 4 directions should be the smallest area 
possible to achieve the aim of the Article 4 direction.”

“In respect of historic high streets and town centres, this is likely 
to be the irreducible core of a primary shopping area. It is 
very unlikely to be applicable to a broad area and is not 
expected to be applied to an entire local authority area. 
Local authorities will need to have robust evidence to justify 
the Article 4 direction and the area it covers.”

Given the statements above, Article 4 directions that cover the 
entirety of a local authority area are unlikely to be supported 
and should only be used where strictly necessary. 

N.B. The changes announced by Jenrick have now been 
updated in the latest version of the NPPF which was published 
earlier in the month.

Full article available in Planning Resource HERE 

Jenrick announces that proposed new infrastructure levy will be locally-set

The new infrastructure levy that the Government has previously said will replace section 106 developer contributions and 
the community infrastructure levy (CIL) will be locally not nationally based, the Housing Secretary Robert Jenrick recently 
confirmed.

Jenrick announced that the Government’s proposed planning 
changes will replace “complex and quite opaque section 
106 agreements with much more predictable, transparent 
levies which will be locally set and locally levied, with greater 
flexibility for you as councils to determine how they are spent.”

He said that this “will ensure that more land value uplift is 
captured for public good” so that councils can “have greater 
revenue to fund more affordable and social housing.”

Full article available HERE

NHF warns over hit to affordable housing amid unveiling of Building Safety Bill

The National Housing Federation has issued a fresh warning that the Government will have to cover all building safety 
costs or risk seeing fewer affordable homes being built.

The Government is still facing intense pressure over its 
approach to leaseholders affected by the building safety 
crisis. Amid the changes, the Bill proposes to more than double 
the amount of time that residents can seek compensation for 
substandard construction work, from six to 15 years.

Victoria Moffett, head of building and fire safety programmes 
at the National Housing Federation, said “If the Government 
want to avoid bills being passed on to homeowners and fewer 
affordable homes getting built over the next decade, they 
will need to cover all building safety costs upfront and claim 

the costs back later from the companies they acknowledge 
are responsible – such as private developers.”

The Government has said it will be at least nine months until 
the Building Safety Bill gets Royal Assent. Some measures 
could then take up to 18 months after that to take effect, 
MHCLG said.

Full article available in Social Housing HERE

https://www.planningresource.co.uk/article/1721180/jenrick-confirms-higher-threshold-restrict-article-4-controls-residential-conversion-pd-rights
https://www.planningresource.co.uk/article/1721765/cil-watch-jenrick-announces-proposed-new-infrastructure-levy-will-locally-set
https://www.socialhousing.co.uk/news/nhf-warns-over-hit-to-affordable-housing-amid-unveiling-of-building-safety-bill-71469
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Spike in investors lured into buying plots with no chance of planning permission

The “pandemic house-buying frenzy” has led to “a surge in cases” of investors “losing large chunks of their life savings 
buying up development plots that have virtually zero chance of securing planning permission”, according to The Telegraph. 

In many cases, the parcels of land offered to buyers with the 
promise of a future return “are on green belt sites, floodplains 
or areas of historical importance, where securing building 
consents is next to impossible”, it explains.

The end of the stamp duty holiday on 30 June meant there 
was a rush for many trying to complete on home purchases 
before this deadline to save thousands of pounds. In the last 

year, the impact of lockdown has meant hundreds of people 
are now seeking a different, often quieter life in the country. 
This has in turn resulted in an increasing pressure for land 
in often constrained locations where naturally you wouldn’t 
choose to develop. 

Full article available in Planning Resource HERE

In the News

Planning White 
Paper: 

The Government 
will respond to 
the planning 

white paper in 
the autumn with 
the Planning Bill 
published “as 

soon as we can 
thereafter”, Jenrick 
said at the Local 

Government 
Association 
conference.

Young Buyers: 

Young people are 
considerably more 
likely to support 

building homes on 
the green belt than 
older generations, 

shows a recent 
survey. 67% of 
adults under 35 
supported new 
development on 
the green belt 

if complied with 
Government plans 
to require builders 
to offset damage 

to the natural 
environment.

Home 
Completions: 

There were 49,470 
homes completed 
in England in the 
first quarter of 

2021, the highest 
figure in more than 

20 years. 

Decarbonisation 
of cement: 

A new global 
competition 
will seek to 

find innovative 
solutions to help 
to decarbonise 
the cement and 

concrete industry. 
Concrete is 

responsible for 8% 
of global carbon 
dioxide emissions. 

PINS Performance: 

The Planning 
Inspectorate’s 
performance 

against ministerial 
targets for 

planning appeal 
cases dropped in 
seven out of eight 
categories over 
the past year. 

PINS says these 
benchmarks “no 
longer reflect the 
core measures” it 
uses and pointed 
to the impact of 
the Covid-19 

pandemic on its 
casework. 

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.planningresource.co.uk/article/1721663/spike-investors-lured-buying-plots-no-chance-planning-permission
https://www.planningresource.co.uk/article/1721443/jenrick-announces-new-date-government-response-planning-white-paper
https://www.thetimes.co.uk/article/younger-buyers-back-homes-on-green-belt-according-to-survey-commissioned-by-bright-blue-3sc78fph3
https://planningnews.online/2021/05/18/new-competition-will-seek-to-decarbonise-the-concrete-and-cement-industry/
https://www.planningresource.co.uk/article/1721815/pins-performance-against-ministerial-appeals-targets-drops-2020-21
https://www.theplanner.co.uk/news/stats-show-homebuilding-is-on-the-rise
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TKP Successes 

Tetlow King Planning (TKP) is delighted to have assisted in various application and appeal successes during July 2021:

Since the start of the year, TKP has dealt with an unprecedented 
number of appeals, Senior Director James Stacey has alone 
represented various clients at 22 different inquiries with a 
high success rate demonstrating TKP specialism in appeal 
related enquiries. 

The West Malling office successfully obtained planning 
permission for a SEN school on Metropolitan Open Land in 
Bexley. The applicant, ADO services, provides specialist 
education and therapy services in an outdoor environment 
linked with animals, wildlife and nature and had been 
searching for a suitable site for several years. They identified 
the site in Bexley as suitable given that it provided all the 
necessary open space with existing nature and wildlife but in 
a highly sustainable location given the surrounding residential 
development.

Following a series of clarifications to the scheme the 
application was reported to the planning committee of Bexley 
Council on 1 July, some 11 months after the application was 
submitted. During the committee debate, members were clear 
on their stance to protect Metropolitan Open Land, noting 
that it was afforded the same protection as Green Belt land. 
However, despite such protection it was evident that this was 
an exceptional application. Indeed one councillor commented 
that the efforts of the applicant were to be commended and 
that the proposal was evidently much needed in the local 
area to meet a demand for specialist education facilities, and 
was supported by the council’s own education team and the 
local ward councillor.

The application was unanimous at committee endorsing the 
officer’s recommendation. 

A full article available on the TKP Website HERE

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:

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

http://www.adoservices.co.uk/
http://www.tetlow-king.co.uk/news/
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/

