
 

 

Annex G 

Building for Life 
 
1  Introduction 
 
1.1 The EDC Corporate Plan outlines the overall Garden City vision together with 

the ways of working and key performance measures for the period 2016 - 
2021. One key component to the document and of the Garden City project is 
the quality of schemes being delivered. The Corporate Plan highlights that 
‘quality’ is one of our 3 drivers, that delivery theme 1 is ‘quality homes and 
neighbourhoods’ and key performance indicator 2 is the ‘quality and range of 
housing opportunities delivered’. 

 
1.2 In order to better articulate how these elements are examined through the 

planning system the planning team are intending on embedding the use of 
Building for Life within its processes. 

 
2  Building for Life 
 
2.1 Building for Life is a tool for assessing the design quality of homes and 

neighbourhoods developed by the Commission for Architecture and the Built 
Environment (now a part of the Design Council). Originally launched in 2001 it 
has been through several reviews, most recently through a redesign in 2012 
which reflected the National Planning Policy Framework’s (NPPF) 
commitment to build more, better, homes. The document can be viewed in full 
using the following link: - www.designcouncil.org.uk/resources/guide/building-
life-12-third-edition.  

 
2.2 ‘BfL12’ is the 2012 redesign of the document, which sets out a range of 12 

key criteria under which new developments can be clearly and methodically 
assessed. Each headline criterion features a number of sub-criteria designed 
to provide a guide through the thought process of thoroughly considering all 
aspects of a scheme. 

 
2.3 The 12 criteria under which developments are assessed are: 
 

 Connections 

 Facilities and services 

 Public transport 

 Meeting local housing requirements 

 Character 

 Working with site and its context 

 Creating well defined streets and spaces 

 Easy to find you way around 

 Streets for all 

 Car parking 

 Public and private spaces; and 

 External storage and amenity space 
 

http://www.designcouncil.org.uk/resources/guide/building-life-12-third-edition
http://www.designcouncil.org.uk/resources/guide/building-life-12-third-edition


 

 

2.4 Consideration of the 12 criteria is based on a traffic light system, and the 
document recommends that proposed new developments aim to secure as 
many greens as possible, minimise the number of ambers and avoid reds. 

 
2.5 In simple terms: the more ‘greens’ that are achieved the better a development 

will be. A red light gives warning that a particular aspect of a proposed 
development needs to be reconsidered, while and amber indicates that there 
might be scope for improvement. Criteria can be waivered when justified, for 
example where local circumstances preclude normal best practice due to site 
constraints. For this reason BfL12 advises against setting minimum scoring 
requirements, but instead advises minimising reds and ambers and 
maximising greens. 

 
2.6 The way in which the document is set out draws such matters to the attention 

of officers and developers. Once these are identified they can be swiftly 
resolved. In this respect BfL12 is a powerful tool in aiding negotiations and 
providing a effective overall evaluation.  

 
3 NPPF and the Development Plan 
 
3.1 The application of the criteria provides the opportunity to add more specificity 

to the requirements set out within the National Planning Policy Framework 
(NPPF) and provide more detail in the application of the adopted 
Development Plan policies. 

 
3.2 The draft NPPF includes reference to Building for Life 12 (see paragraph 128 

(on Page 38)) as “an appropriate tool for assessing and improving the design 
of development”. 

 
3.3 The criteria outlined in BfL12 are all well understood material planning 

considerations and so planning officers routinely assess applications 
considering these issues. The adopted Development Plans of Dartford and 
Gravesham Councils contain policies which the criteria relate to. All planning 
applications would continue to be assessed against these adopted documents 
and any reasons for approval or refusal would be based on the relevant 
policies rather than the assessment itself. However the use of BfL12 does 
provide an opportunity to use a well-recognised evaluation approach. 

 
4  Using Building for Life 
 
4.1 The planning team will be using the BfL12 tool as a means to frame pre-

application discussions and the assessment of planning applications. This will 
be for major residential development proposals (i.e. schemes of 10 dwellings 
or more). 

 
4.2 At pre-application stage we will encourage developers to carry out their own 

self-assessment of their proposal using this tool. The planning officers will use 
the criteria to frame negotiations and discussions at this pre-submission 
phase.  

 



 

 

4.3 We will also be encouraging applicants to be providing a self-assessment of 
their proposals as part of the application submission documents. The EDC will 
be reviewing the validation checklist during this year and we will consider 
whether to add this assessment to the validation requirements as part of this 
process.  

 
4.4 During the consideration of the application, officers will assess the scheme 

against the criteria and the outcome will be summarised and reported within 
either the delegated or committee report.  

 
4.5 Information will be added to the EDC website explaining the increased use of 

the tool within the planning process and the main developers will be notified 
directly. Training has also been arranged for officers and planning committee 
members to ensure that the criteria are understood and tool used in the 
correct way. 


