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1
PURPOSE

1.1
To inform Members of a consultation document relating to the validation of planning applications and, in particular, the level of information necessary to make a planning application valid.  

1.2
Relevance to the Council’s ambitions and priorities

· Council Ambitions – To protect and enhance the existing environmental quality affected by the built environment.  The approval of a document giving a wide range of information relating to the built form and ecology should help obtain an increase in information necessary to assess the implications of the scheme on the environment.   

· Community Objectives - Planning guidance legislation will help to protect and possibly enhance the environment quality dependent on the controls that are given.

· Corporate Priorities - None.

· Other Considerations – The Service Plan objective relates to development control protocol which has been adopted which includes a check list to make a valid application.  

2
BACKGROUND

2.1
This consultation document covers proposals in relation to what makes a planning application valid and builds on issues outlined in a previous document “Changes to the Development Control System: Second Consultation Paper” issued in March 2005.  It also forms part of a proposal relating to the introduction of electronic and paper based planning application forms.  These proposals relate to a consultation document entitled Standard Application Form in March 2005.  

2.2
The purpose of the standard application form which is now timetabled for use in July 2007 is to ensure a consistent form is used by all planning authorities.  In one of the initial consultation documents it was evident that there was a wide variation in the information requested by local planning authorities as to the level of detail that was considered acceptable for an application to be deemed valid.  

2.3
An interim Best Practice Guidance was introduced in March 2005 and this formed a significant part of the development control protocol adopted by Committee in November 2005.  

3
ISSUES

3.1
The document has various conclusions and proposes the following to be incorporated in assessing what information is required to make a planning application valid.

(i)
A core and mandatory list of information required for a valid application to be incorporated in the standard application form - this would be called Planning Application Requirements (National).  This is to be concise and focus only on requirements explicitly mentioned in the General Permitted Development Order.  This would include things like plans drawn to scale, ownership certificate and fees.  The proposed list is shown at the end of this report as Annex A.

(ii)
Local planning authorities would be able to add to this list with their own mandatory additional information.  This list would be called Planning Application Requirements (Local).  The original validation consultation documents suggested items for a check list and these are contained in Annex B.  However, I would anticipate adding some local requirement such as annotated plans.

(iii)
It is intended that the General Permitted Development Order be altered to specify that an application is only valid if this information has been provided.

(iv)
If an application does not meet the validation requirements there is no right to appeal on none determination.  

3.2
The timetable for the changes suggest that in October 2006 regulation changes should be made to bring the standard application form, into effect in July 2007.  However, it is timetabled from October 2006 to April 2007 local planning authorities to begin drawing up the validation checklist.  Members will be aware that the Council’s development control protocol does include such information but it may be necessary to modify the document in due course with additional  guidance notes.  July 2007 local planning authorities offer the standard application form for use and in  August 2007 – local planning authorities only offer the standard application form and no longer use their own form. 

3.3
IMPLICATIONS  RESULTING FROM PROPOSED CHANGES


The use of the standard application form and module checklist will provide guidance for developers and help achieve a degree of consistency on the quality of submission.  However, it may also lead to individual developers unable to submit their own schemes and rely on planning advisers and as such there will be an additional costs.  It is clear that since my department has insisted on information such as bat surveys there was an initial objection on the grounds of additional costs as well as a delay in the time scale in the ability to dismiss a valid application.  It is therefore essential that the right publicity be made to the new procedure or changes on what will be required to make an application valid so that an early start can be made to developers in getting this information and that this can be built in their timescale or in their project plan.  It is also vital that pre application is offered so that once again people can be informed as to what is necessary to make an application valid.  

4
RISK ASSESSMENT

4.1
The approval of this report may have the following implications

· Resources – Some of the measures if acted upon would place a temporary burden on the administrative section of the Council in assessing the applications submitted and whether they comply with the checklist.  The report gives no indication as to a time scale in which the Council should be able to assess a proposal as to whether it is valid and, therefore, there would be pressure to process the application immediately.  In some respects, it is not always possible to examine the plans and establish whether they are correct of inaccurate and also whether or not sufficient details have been submitted to ensure that the application is valid.   It may mean that officers will have to consider checking whether an application is valid on the more technical proposals rather than the administrative support staff.  

· Technical, Environmental and Legal – N/A

· Political – N/A

· Reputation - On the basis of the initial problems when requesting additional information there has often been slight resistance to change partly due to additional cost and partly perceived in most instances that the additional information is of little relevance.  However, I consider that a high quality permission with all information will allow both members of the public and consultees to give proper consideration of the scheme.  

5
RECOMMENDED THAT COMMITTEE
5.1
 Authorise the Director of Development Services to make formal representations based on issues in the preceding paragraphs.  In particular, welcome the desire for a high quality submission but have some reservations regarding the additional burden it would have on existing admin resources to vet the proposals and consider that there should be a formal change to allow a three day period for administration for vetting which would not be included in the eight week or thirteen week period, so that full assessment can be given as to whether all information has been submitted to make the application valid.  Also express concern that the national criteria does not include annotated plans.  This is particularly important with the increase in electronically submitted planning applications and the requirement to publicise applications on the web, as this would assist customers in interpreting plans.
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For further information please ask for John Macholc
, extension 4502.

APPENDIX 1

PLANNING APPLICATION REQUIREMENTS (NATIONAL)

A.
Completed Forms

B.
A plan which identifies the land and any other plans and drawings necessary

C.
A copy of the Article 7 (Agricultural Holdings) Certificate 

D.
A copy of the completed and dated Ownership Certificate

E.
The Design and Access   Statement (if required)

F.
The Appropriate Fee

APPENDIX 2

PLANNING APPLICATION REQUIREMENTS (LOCAL)

AND SUPPORTING PLANNING STATEMENT

Supporting Planning Statement

Transport Assessment

Draft Travel Plan

Planning Obligations

Flood Risk Assessment

Listed Building Appraisal and Conservation Area Appraisal

Regeneration Statement

Retail Assessments

Afforded Housing Statement 

Open Space

Sustainability Statement

Landscaping

Tree Survey/Arboricultural Statement

Historic Archaeological Features and Scheduled Ancient Monuments

Bio Diversity and Geological Conservation/Landscaping of Natural Beauty Statement

Noise Impact Assessment

Air Quality

Assessment for the Treatment of Foul Sewage

Utility Statement

Energy Statement

Sound Insulation Requirements

 Mineral Development and Restoration

Sunlight/Daylight Assessment

Ventilation/Extraction Details

Structural Survey of the Property

Lighting Scheme included and Light Pollution Assessment

Photographs and Photo Montages 

Site Waste Management Plan

Land Contamination

Landfill Applications
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