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Introduction

Why is the planning system important?
England’s planning system shapes new development all over the
country, making sure it’s positive for people, the economy and
the environment.
The system exists to ensure that development is in the public
interest, weighing up its economic, environmental and social
benefits and drawbacks. It plays a key role in making sure
the places where we live and work are attractive, vibrant and
well designed.
The planning system can make sure that development supports
regeneration which meets the needs of local communities. It can
support the development of affordable housing. It can make sure
that new development in historic areas takes into account its
surroundings. And it can prevent development where it would
cause unacceptable environmental damage.
Most significant development in England
needs planning permission from a local
planning authority to go ahead. The first
stage of this usually involves the person
or organisation that wants to carry out
the development submitting a planning
application. Around 500,000 planning
applications are submitted every year.
The planning system aims to ensure that
all views on new development are taken
into account. Members of the public
are entitled to see and comment on all
planning applications. This is your chance
to press for planning decisions that are
positive for your local community.
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Introduction

How this guide can help you
We’ve put together eight simple steps to take if you want to
find out more about a planning application, and support or
challenge it.
Whether you have a special interest, like archaeology or wildlife,
or more general concerns about the kind of development
your area needs, this guide will help you present your views
appropriately, effectively, and to the right people.

The planning application process:
a summary 1
When a local planning authority receives a planning application,
it is bound by law to publicise it. For applications for major
development it must publish a notice in a local newspaper and
either post a notice on the site that passers-by can see, or notify
the occupiers and owners of adjoining properties.
Alongside inviting the public to comment, local planning
authorities have to consult a range of organisations whose
interests may be affected by a proposed development.
These can include, for example, the local highways authority
if the development could mean an increase in traffic. Issues
concerning waste, water or air pollution are referred to the
Environment Agency, and Natural England assesses applications
that could affect wildlife.
Members of the public have a few weeks to comment on a
planning application. The deadline for comments is 21 days from
the date a site notice is put up or notice is served on neighbours,
or 14 days from when an advert appears in a local newspaper.
Parish and town councils have 21 days from the date they were
notified to make an official comment.

1

This is set out in the Town and Country Planning (Development Management
Procedure) Order (2010)
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Introduction

Local planning authorities will either approve the application,
sometimes with conditions or obligations, or refuse it. In either
case, the authority must give reasons for its decision.
Local planning authorities should usually make a decision within
eight weeks. If it takes longer, the applicant can appeal to the
Secretary of State with responsibility for planning.
In some circumstances, for example if the application concerns
development on or around Green Belt, outside of town centres,
on playing fields, in World Heritage sites or in flood risk areas,
and the local planning authority intends to approve it, they will,
in some circumstances, have to inform the Secretary of State
with responsibility for planning 2. The Secretary of State may
then ‘call in’ the application and make a decision on it following
a public inquiry, taking the matter out of the local planning
authority’s hands. This call-in right applies to any planning
application, but is generally used only for major development
or in particularly controversial cases.

2

According to the Town and Country Planning (Consultation) (England)
Direction (2009)
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Step 1
Look at the planning application

Do you know of a planning application
in your area and want to find out more
about it? The first step is to review
the application on your local planning
authority’s website or at their offices.
But before that, you have to work out who makes the planning
decisions in your area, so you know where to go. If there’s a twoor three-tier local authority system, consisting of a county and
district council, in most cases with a parish or town council as
well, you’ll find the majority of decisions are taken by your local
district or borough council. However, where a unitary authority is
in place, it will act as the local planning authority.
Local planning authorities are required by law to keep a public
register of all planning applications, which you should be able to
access easily. A hard copy of planning applications, along with
any maps, plans and supporting documents, is usually kept at
the local planning authority’s main office. All applications, plans
and supporting documents must also be available online. If you
struggle to find the application you’re looking for, contact your
local planning department’s duty officer.

Looking at planning applications: top tips

1

Call in
advance
If you decide to visit the authority, phone the planning
department first to find out their opening hours and to check
that the relevant, up-to-date file will be available. Some local
planning authorities require you to request files a few days in
advance. The planning register must be available for the public
to see ‘at all reasonable hours’, but what this means in practice
varies between authorities.
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Step 1
Look at the planning application

2

Take copies
of documents
The law dictates that local planning authorities should let you
take copies of planning applications and related documents.
You may be charged for photocopying. Some authorities
have been known to charge just to retrieve (not photocopy)
environmental information. Under the Environmental
Information Regulations (2004), they should no longer do this,
unless the information has commercial value.

3
45%
OF ALL PLANNING
APPLICATIONS IN
2010 WERE FOR
HOUSEHOLDER
PROJECTS

Look on the register
for previous applications
Finding out about past planning applications for a particular
site can give you lots of relevant information. For example,
if you’re supporting a development turned down in the past
because there wasn’t enough public transport, you could focus
on suggesting ideas to solve this problem. You should also look
at recent planning applications in the wider area to get a picture
of any development trends, and how they could affect the
economic, social and natural environment of the area as a whole.
This record of past applications is sometimes referred to as the
‘planning history’ of a site, and local authorities often charge for
providing it because it has commercial value. You can look up
a site’s planning history by using the planning register or your
local planning authority’s online application database.

Planning can
encourage developers
to include technology
for generating
renewable energy
in the design of
new buildings.
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Look at the planning application

4

Go to your town or parish council if
you can’t see the planning register
If you have one, your town or parish council may be able to
help if you have trouble getting in to see the planning register
at your local planning authority. They usually receive copies
of all planning applications in their area, provided they have
made a written request for them, and should be happy to share
them with you. If your parish or town council doesn’t already
get copies of planning applications, you could remind them
that they’re legally entitled to do so. The parish and town clerks
are likely to be your best point of contact for this. Their contact
details should be available on the parish notice board or from
your local planning authority.
What to look for in an application
You’ll have to examine the planning application very carefully to
find out exactly what a proposed development consists of and
how it could affect your local community. You may also find it
useful to look at other applications for the same area, to get a
wider picture of how new development is likely to shape its future.
Planning applications and accompanying documents should
describe the proposed development’s size and location, how it
will function, and its relationship with the immediate surroundings.
You should concentrate your support or objections around these
three main issues, because they’re the key things – the so-called
‘material considerations’ – that decision-makers will take into
account. It can be valuable to cover other concerns, but keep
your focus on these main issues. For example, complaining that
you don’t like terraced houses, or that a building will spoil your
view, will be less relevant than saying that a new development
proposal doesn’t take account of flood risk. Equally, saying that
you support an application because you think it will improve
property values is not really relevant, but you could give your
support because you think the proposal will improve the quality
of local public spaces.
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Step 1
Look at the planning application

The application may also include other information on:

3%
OF ALL PLANNING
APPLICATIONS
IN 2010 WERE
FOR MAJOR
DEVELOPMENT

• surface water and sewerage;
• vehicle and pedestrian access;
• other adjacent land owned by the applicant;
• details of any tree felling (although the application may not
show precisely the trees proposed for felling);

• materials to be used in the development;
• design of the buildings and the direction they face; and
• what the applicant intends to use the development for.
How to find out about new planning applications
in your area:

• ask your local planning authority to send you a weekly list of

28%
OF ALL PLANNING
APPLICATIONS
IN 2010 WERE
FOR MINOR
DEVELOPMENT

planning applications. There is often a charge for this service.
Many local planning authorities provide the service by email
and this option is more likely to be free;

• ask your local planning authority to let you know about any
application that is likely to be of interest to you;

• contact your parish or town council, who are legally entitled to
receive copies of all planning applications in their area;

• keep in touch with your local CPRE district or county group,
which usually gets weekly lists of planning applications; and

• scan local newspapers for information about more
significant applications.
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Step 1
Look at the planning application

Looking at an application:
your checklist
• Look for information not only in the planning application,
but in all the other documents, plans and drawings provided
by the applicant.

• Check to see if the application constitutes a special case,
which may have a bearing on your response (read more
about special cases on page 35).

• Satisfy yourself that the description of the proposed
development accurately reflects what it will be like in
reality. If planning permission is granted, it will be on the
basis of the development matching up to what’s described
in the application form, so seek clarification now – from
the local planning officer, applicant or landowner – if you’re
unsure about anything.

• Applicants are required by law to provide a certain
amount of information along with a planning application.
The application should only be considered once
they’ve provided it. Certain types of application require
extra information. For example, applications for retail
development outside town centres sometimes require an
impact assessment. This considers how the development
could affect existing town centre businesses. If you need
more detail about a proposal, ask your local planning
authority to make sure the applicant provides all
necessary information.

• Remember that planning officers are there to help.
Ask for advice if you’re unsure about how to interpret
an application, or what the wider effects of the
proposal might be. Contact them by phone or email,
or, if necessary, make an appointment to see someone
in the planning department.
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Step 2
Visit the site of the proposed development

Once you’ve looked at the planning
application, the next step is to visit
the site so you can build up a mental
picture of the development and its
likely effects.
Remember that you could be trespassing if you go on the
site without permission. Stick to public rights-of-way, or get
permission from the landowner before visiting.

There are lots of things you should consider during
your visit:

• Is the application accurate? Are local features like rights-ofway, trees, hedges and boundary fences shown? Are the maps
up-to-date? Are all properties marked? Does the application
correctly describe how the site has been used in the past?

• How well would the development fit into its surroundings?
Would it blend in, dominate or provide a welcome contrast?
Is it a sympathetic design? Remember that details as simple
as the alignment of a roofline, its design and pitch or the
materials used can affect a development’s impact on
its surroundings.

• If it’s a larger development, how will it affect the local area,
particularly the road network?

• Could it lead to further development? Would this be
beneficial or damaging?

• Does it meet a need in your area for a particular type of
development, for example affordable housing or small
business units?

• Has the site been developed before? How well connected will
the development be to local services such as public transport,
shops and schools?
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Step 3
Decide your stance on the application

Now that you’ve looked at the
application and visited the site, you
can decide what your stance on the
application will be.
Local planning authorities’ decisions on planning applications
are guided mainly by the policies in their ‘development plan’.
Your criteria when judging an application may be different.
For example, you may have a particular interest in protecting
local wildlife, or improving local services in your area.

Taking a view on the proposal: top tips

1

Set clear
objectives
Consider what you want new development in your area to
achieve, and establish some clear objectives against which you
can judge proposals. This will make your case to the planning
authority more persuasive. Remember that good development
can enhance the environment.

2

Use local
knowledge
If you know the area well or have specialist knowledge, you may
be able to give the planning authority useful information. Try to
get as much local knowledge as possible. Find out anything that
could be relevant, from groups of trees particularly valued locally
to whether there’s a need for affordable housing in the area.

3

Think
long term
It’s important to take a long-term view of a development’s
impact. Consider the future consequences of the development
and whether the proposal will help achieve sustainable
development in the area.
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Step 3
Decide your stance on the application

Get together with
other interested locals
and ensure that you
consider the pros and
cons of a potential
development.

4

Consider the potential pros
and cons of the proposal
For example, will it put a building or derelict site to better use?
Will it meet a local need for a certain type of development?
Perhaps you are concerned that the proposal is not designed
to complement local character, or that it might damage an
important wildlife habitat? Some potential negative impacts
can be addressed by asking the local planning authority to put
conditions or obligations on any planning permission granted.
If this is successful, keep an eye on any future planning
applications for the site in case there is an attempt to have
the conditions or obligations removed or changed.

5

Stick to
principles
Is a point of principle at stake which overrides the short-term
questions surrounding a development proposal? For example,
you might want to support the development of a new employment
site that will bring jobs to the area. Or you may want to oppose
an application that would destroy something historic.
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Decide your stance on the application

6

Consider if it’s
setting a precedent
Could a poor decision on a planning application set a precedent
for a pattern of development that you do not believe is
sustainable? For example, a small development outside a
village’s development boundary may create housing. But in the
long term could it lead to an unplanned expansion of the village?

7

Imagine cumulative
development
Could a proposal, broadly acceptable in itself, be a steppingstone to something that would be unacceptable? For example,
is there a risk that a house built for seasonal renting to holiday
makers could one day be sold off as a permanent home in an
area where this would normally be inappropriate?

86%
OF PLANNING
APPLICATIONS WERE
GIVEN PERMISSION
2009-2010

8

Consider the potential
for improvement
Always look to see if there are improvements that could be
made to the proposal, either through changes to the proposed
development itself or through the use of planning conditions.
Improvements could include design alterations or measures
to make sure that the development uses less energy, water or
raw materials.
Speaking to other
interested people
might bring your
attention to issues
that you haven’t
yet considered.
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Step 4
Examine the development plan

The next thing to do is to look at your
area’s development plan.
A development plan sets out agreed planning policies for your
area and is the background against which planning decisions are
made. Most local planning authorities now publish their plans
online. Your local library will keep a hard copy, or you can buy
one direct from your local planning authority.
The final decision on any planning application must be taken
in accordance with the development plan for the area, unless
special circumstances (known as material considerations) apply.
When deciding what stance to take on a planning application it
is vital to study the development plan closely and identify any
policies that are relevant to the case. Be prepared to quote these
policies when you put forward your arguments for or against the
proposal. If policies in the plan contradict your stance, you will
need to argue why they do not apply in this particular case.

What’s in the development plan?
The development plan is made up of a number of documents.
It will include any development plan documents from your
district or borough authority’s local plan. Every local planning
authority is required to prepare a local plan, which outlines
how the area will develop over the following 20 years or so.
A new style of local plan was introduced in 2004, called local
development frameworks. These are now referred to simply as
‘local plans’, but their basic structure remains the same.
Before 2004, development plans were made up of local plans
from district councils, structure plans by counties and unitary
development plans by unitary authorities. Some authorities’
development plans will still include ‘saved’ policies from these
old plans, as they’re still working on their new post-2004
development plan.

18 How to respond to planning applications
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Step 4
Examine the development plan

Only 0.7%
OF ALL
APPLICATIONS ARE
CLASSED AS ‘MAJOR’
DEVELOPMENT

For the time being, the development plan also includes policies
in regional planning documents, formerly known as regional
spatial strategies. A significant new piece of legislation,
the Localism Bill, which is currently making its way through
Parliament, will abolish regional planning. We expect that the
Localism Bill will become law in late 2011 and the reforms will
be rolled out in April 2012.
The Localism Bill is also introducing a new neighbourhood
planning tier. If neighbourhood development plans are developed
in your area and go through a referendum successfully they will
also become part of your development plan.

Which plan to use
You may find that more than one version of the development
plan is available on your local planning authority’s website.
You need to focus on the version that is ‘formally adopted’,
because this will carry the most weight with decision-makers.
However, sometimes the formally adopted version is some
years old, and the local planning authority is in the process of
The development
plan outlines the
amount and type of
development, and
where it will take place,
in your area for the
next 15-20 years.
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Examine the development plan

updating or producing a draft new plan. If the formally adopted
plan is over five years old, and/or the draft plan has already been
through at least one round of consultation, then the draft plan is
also likely to have some force.

Supplementary planning documents
Supplementary planning documents, usually included in the
local plan, can give further context and detail to development
plan policies. These documents can include design guides, or
address development in a certain neighbourhood or affordable
housing policy for the area.
These documents are not part of the statutory development plan.
They don’t have the same weight when local planning authorities
are considering planning applications. But they can be a material
consideration. They are likely to be particularly useful if the
authority consulted the public during their preparation and
they’ve been subject to a council resolution by the local planning
authority adopting them. Public consultation is required before
any new supplementary planning guidance can be considered to
carry weight in decisions on planning applications.

14
GREEN BELTS
IN ENGLAND

The development
plan will specify the
best sites for new
development in
your area. Is the
application you
are looking at for
development on
one of these sites?
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Material considerations
Material considerations can include:

• government policy;
• opinions put forward during the application stage;
• the designated status of a site or its surroundings
(for example, if it’s an Area of Outstanding Natural Beauty);

• the planning history of the site – including existing planning
permissions, previous refusals and appeals; and

• the effect on a conservation area or listed building.
A particularly important new material consideration, called
the ‘presumption in favour of sustainable development’, is
currently being introduced as part of the new national planning
policy document, the National Planning Policy Framework.
The presumption in favour of sustainable development states
that if a development plan is ‘absent, silent, indeterminate
or where relevant policies are out of date’ with regard to a
development proposal, planning permission should be granted.

Two types of policies in development plans
Development plan documents are generally made up of two
types of policies: site-specific and generic development control
(or general) policies.
PARISH COUNCILS
ARE ENTITLED TO
RECEIVE COPIES
OF ALL PLANNING
APPLICATIONS

Site-specific policies set out how the local planning authority
will deal with planning applications in a particular place, such
as a conservation area.
General policies set out how the local planning authority will deal
with planning applications for particular types of development,
such as housing, retail or industry. These sometimes include
strong indications of the locations that the local planning
authority does – and does not – consider suitable for a given
type of development.
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If the development plan doesn’t say what you want it to
If the plan clearly implies support for a proposal you are opposed
to, and material considerations don’t help, you may need to
consider adjusting your stance. It may be that trying to improve
the details of the planning application is the best approach to take.
It’s worth checking whether local policies are in line with current
national planning policy. If not, they carry less weight.

Influencing future development plan policies
You will not be able to overturn a policy in the development
plan simply by opposing a planning application. However, you
may be able to influence your area’s development plan when
it’s updated, so that it better represents the interests of your
community and environment.

Development plans and national policy
Plans at the local level have to generally agree with national
planning policies. If you are dealing with a more substantial
planning application, you may find that these general policies
are also relevant in their own right.
Higher level planning policy is set out in national planning policy
and circulars. National policy covers a broad range of topics,
including Green Belt and flood risk. The Government is currently
in the process of replacing existing national planning policy with
one National Planning Policy Framework, which once adopted will
set out the Government’s stance on all types of development.
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Step 5
Decide on your action

Now it’s time to decide what
action you’re going to take on the
planning application.
You could:

• support the application because it will have benefits for the
local area, either now or in the long run;

• support the application but ask for details of the proposed
development to be reconsidered and changed;

• take no action, since the proposal’s overall effect would be
neutral or of little relevance to your particular interest;

• register an objection to the application, but suggest action that
could be taken to address your objection, such as amending
the proposal or attaching planning conditions or a planning
obligation; or

LOCAL PLANNING
AUTHORITIES ARE
LEGALLY REQUIRED
TO KEEP COPIES
OF ALL PLANNING
APPLICATIONS
ONLINE

• request that the application be refused permission because of
its adverse effects, which can’t be dealt with satisfactorily by
using conditions or obligations.
Planning can make
sure that residential
streets prioritise
pedestrians and
cyclists over cars.
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Step 6
Put your comments in writing

When you’re completely clear on your
position, the next step is to make your
comments in writing to the planning
authority before the appropriate
deadline. You must do this if you
want your comments on a planning
application to be properly considered.
You can find a sample letter/email in
appendix two and three.
Writing your letter or email: top tips

1

Refer to the
development plan
List development plan policies that support your case and
explain why. Recognise and respond to development plan
policies that conflict with your views. Explain what other
planning issues you believe should affect the decision.

2

Consider the
public interest
Explain how the development affects the local community
as a whole. Avoid focusing on issues such as land ownership,
the effects of the proposal on the value of neighbouring property,
or the personal circumstances of the applicant.

3

Be clear and courteous, avoid personal issues
and concentrate on the facts of the case
Separate out each point you want to make. Explain what you
want to happen and, where appropriate, suggest conditions you
want to see put on the application to improve the sustainability
of the proposal. Try to be concise.
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4
21 days
– THE LENGTH
OF TIME PARISH
COUNCILS HAVE
TO COMMENT ON
A PLANNING
APPLICATION

Get comments
in on time
You’ll generally have two weeks to respond to a planning
application. If possible, get your comments in before the
deadline. If this is impossible, send a short letter summarising
your views within the deadline and follow it up later with more
detailed comments. Late comments may be taken into account,
particularly if your views don’t cause any delay in the decision,
but you can’t rely on this.
If you’re sending an email, remember to include a postal address.

5

Consider approaching
the applicant
You could approach the applicant to let him or her know your
views or to persuade them to improve the application, either
before or after you write your letter/email.
Planning plays an
essential role in
facilitating high
quality new
development, while
maintaining a
distinction between
town and country.
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Planning delivers
every scale of
development, from
house extensions
and new shops to
power stations.
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Step 7
Gather support

Telling the local planning authority
your views is just the start of the
process. You’ll need as much support as
possible, from within the local planning
authority and the community, to make
sure that the authority’s decision takes
account of your views. The more people
who agree with you, and are willing to
say so, the stronger your case will be.
For most major cases (unless the Government decides to call
in the application), local planning authority councillors make
decisions on planning applications. The planning officer should
report the existence and gist of your written comments to
the councillors when they meet as the planning committee.
Don’t assume members of the committee will read your
letter directly.

Influencing decision-makers: top tips

1

Meet your local
planning officers
A few days after you submit your views to the planning
department, phone the case officer at the planning authority
to make sure your comments have been received and to ask
how they are likely to be treated. You might want to arrange a
meeting with the officer involved to explain your case. Face-toface, you may be able to bolster arguments that the authority
thinks are weak, or argue against different viewpoints.
The planning officer handling the application will write a report
to councillors to help them decide whether to grant planning
permission. The officer may include a summary of your
comments in the report.
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Step 7
Gather support

8 weeks
– THE TIME
LOCAL PLANNING
AUTHORITIES
SHOULD TAKE
TO DECIDE NONMAJOR PLANNING
APPLICATIONS

You’re legally entitled to look at the planning officer’s report to
the councillors’ planning committee at least five days before they
meet to make a decision. It’s important to take this opportunity.
You’ll be able to see what information councillors are being given,
and what decision the planning officer recommends they make.
It will help you know how to brief councillors if you get a chance
to speak at the meeting where a decision will be made and give
you time to alert the local media if necessary.
Sometimes a planning decision is delegated by the councillors
to the chief planning officer. Different authorities have different
arrangements for delegating decisions but it is normal practice
for council officers to take decisions on most minor applications.
Try to find out early on who will decide on your particular
application, and when, as this will affect what other action
you need to take.

2

Approach your
local councillors
It’s a good idea to write to, phone or meet councillors before
the decision is taken to make sure your views are heard.
Ask the chief executive’s office or administration department
in your local planning authority for their names and contact
details, or look at the local planning authority’s website.
It’s especially important to contact the councillors representing
the ward affected by the planning application.
Use whatever means
you can to make sure
that your case has a
high profile, so that
the right decision is
made. This could
include informing the
media or organising
a letter-writing
campaign in response
to an application.
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Step 7
Gather support

Suggest a site visit by councillors if you think an issue can only
be fully appreciated on the ground.
Note that currently councillors can’t say which way they will vote
before a committee meeting. The Localism Bill, when it comes
into force in 2012, will change this, allowing councillors to give
their view on an application before the committee vote.
Whether you’re supporting or opposing a planning application,
give councillors the reasons for this. You might also want to
suggest conditions that should be attached to any planning
permission granted.
Your goal is not only to convince the councillors that you have
a case in planning terms, but to demonstrate the support your
case has in the local community. Planning officers are mainly
interested in the planning arguments, but councillors will
often give weight to wider views. Planning is not a science and
councillors may judge the issues differently from officers.
Liaise and coordinate your efforts with groups like the parish
council, local organisations (CPRE group, the Women’s Institute
and residents’ associations, for example), local businesses,
your MP, community leaders, and organisations the planning
authority might consult (for example, the Environment Agency or
Natural England). A petition signed by locals can also be helpful,
although lots of individually signed letters tend to carry much
more weight.

3

Approach the
right councillors
It makes sense to approach the councillors who sit on the
planning committee and take the decision. Your ward councillor
may be permitted to attend and speak on behalf of local
people at a meeting you organise, even if not on the committee.
Pay special attention to the views of the councillor who chairs
the committee and steer clear of party politics. Councillors are
required to make planning decisions on grounds relevant to
planning, not on party lines.
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13 weeks
– THE LENGTH OF
TIME IT SHOULD
TAKE TO DECIDE ON
MAJOR PLANNING
APPLICATIONS
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Step 8
Speak at committee meetings

Speaking at the committee meeting
where the application you’re interested
in is being considered could make
all the difference to your chance
of success.
Councillors tend to respond to strong local feeling. Some councils
give the public the chance to speak for a few minutes at meetings
to express their views.

How to organise speaking at a meeting:

• contact your local planning authority to ask if it allows
interested members of the public to speak at committee
meetings. The procedures on whether and when people are
allowed to speak vary by local planning authority;

• give early notice that you want to speak. Some local planning
authorities require you to give this notice when you submit
your written comments on a planning application;

• if you’re allowed to speak, confirm the date and location of the
meeting and how long you will be allowed to speak for; and

• find out who else is speaking at the meeting and make sure
you put any shared views across strongly and avoid repetition.
If the local planning authority won’t provide this information,
you can use the planning officer’s report to the committee,
which should identify the most significant responses to
the application.
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Special cases
In some cases, special rules apply to
how local planning authorities consider
planning applications.
To comment effectively on a planning application, you should
be aware if a development:
PLANNING
APPLICATIONS
HAVE TO INCLUDE
A MAP OF THE
DEVELOPMENT SITE

• involves a special type of planning application (this will be
stated on the application);

• affects a special area, which is subject to tighter planning controls;
• is affected by a special type of development plan;
• needs consent under special legislation as well as
planning permission;

• is subject to an environmental impact assessment;
• is deemed an exception to ‘permitted development’
(which allows certain kinds of development without express
planning permission) so does not have the automatic planning
permission it otherwise would;

• gives the planning authority some control over the external
appearance of the development before submitting the
planning application;

• is a local planning authority’s own development proposal; or
• involves a retrospective planning application.
Planning delivers
important new transport
infrastructure.
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Special types of planning application
You should pay particular attention to planning applications
falling under any of the four categories below. Your comments
in these cases are likely to be especially valuable:

• renewal of a temporary planning permission;
• removal or variation of conditions placed on a previous
planning permission;

• outline applications, which establish whether a development
is acceptable in principle, before time and money is spent
sorting out the details. These applications apply only to the
erection of buildings. Where an outline application is permitted,
the details will be ‘reserved’ for future discussion or approval.
It is important to comment on an outline application, as this
could be your only opportunity to influence whether the
scheme should go ahead at all. Only the finer points of the
development will be up for debate later; and

‘THE PURPOSE OF
PLANNING IS TO
CONTRIBUTE TO
THE ACHIEVEMENT
OF SUSTAINABLE
DEVELOPMENT’
PLANNING AND
COMPULSORY PURCHASE
ACT 2004

• renewal of expired planning permission. Standard planning
consents expire after five years.

Special areas
It’s more likely that a development will face stricter planning
controls in some areas as opposed to others.
Planning can
encourage developers
to create energyefficient buildings,
and to use
innovative design
that complements
its surroundings.
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Special cases

For example, in conservation areas there are typically stricter
than usual controls over buildings, satellite dishes, work to
trees including felling, and demolitions. In national parks and
the Broads, fish farming and extensions to farm buildings are
more tightly controlled. In Green Belt areas, inappropriate
development is generally not allowed (government policy on
Green Belts explains what ‘inappropriate development’ is).
In general, special rules apply in National Parks and the Broads;
Areas of Outstanding Natural Beauty; conservation areas;
internationally important wildlife conservation sites – Special
Areas of Conservation, Special Protection Areas and Ramsar sites;
sites designated as nationally important for wildlife or geology,
such as National Nature Reserves and Sites of Special Scientific
Interest; and Green Belts.

Special protection
As well as planning permission, some kinds of development
need consent under other legislation:
EVERY LOCALITY
IN ENGLAND IS
COVERED BY A
DEVELOPMENT PLAN

Listed buildings and conservation areas benefit from extra
controls under the Planning (Listed Buildings and Conservation
Areas) Act (1990). Buildings are ‘listed’ for their special
architectural or historic interest. Any proposal to alter or
demolish a listed building needs listed building consent.
Within a conservation area, ‘conservation area consent’ is
needed to demolish most unlisted buildings, structures and trees.
Hedgerows that are deemed ecologically or historically valuable
have some protection under the Hedgerows Regulations (1997).
Anyone intending to remove a rural hedge must notify the
local planning authority, which has 42 days to decide whether
to issue a hedgerow retention notice to stop the removal. Local
authorities don’t have to publicise plans for hedgerow removal,
but must keep a public register.
Tree preservation orders can be used to protect a group of
or individual trees from damage or felling without the local
planning authority’s consent. Your local planning authority
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should be able to provide details of trees covered by preservation
orders in your area.
The Town and Country Planning (Control of Advertisements)
Regulations (1992) control outdoor advertisements.
Many outdoor advertisements need ‘advertisement consent’.
There are also regulations covering the interiors of buildings,
pollution control and the protection of ancient monuments.
These are not covered by the planning system.
If you’re in any doubt about a particular case, ask your local
planning authority what controls apply and under what legislation.

environmental impact assessment
Development likely to have a significant effect on the
environment is subject to an environmental impact assessment.
This helps to ensure that the environmental implications of a
new development, and alternatives, are fully explored before a
planning decision is made.
Certain types of development require an impact assessment
automatically. Others may need one if their environmental
effects could be significant. If you’re not sure whether a
development requires an assessment, or how to encourage the
local planning authority to request one, check the government
guidance in Department for Communities and Local Government
Circular 02/99 – Environmental impact assessment.
If an assessment is required, the developer must present an
‘environmental statement’ along with the planning application.
This should explain how measures taken in the development do
the least possible harm to the environment and what that harm
will be. Environmental statements should look at alternatives to
the development proposal. The public has the right to comment
on the environmental statement.
Local planning authorities should decide on planning
applications for development requiring an environmental impact
assessment within 16 weeks.
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Planning can
make sure that new
development respects
the unique character
of an area.

exceptions to ‘permitted development’
Some types of development, known as ‘permitted development’,
receive automatic planning permission. They are typically smallscale or within an existing development. However, in special
cases or areas the local planning authority can require a planning
application to be submitted with an ‘Article 4 direction’.

Developments that require prior approval of the detail
For some developments, permitted development applies
but the planning authority needs to approve the details of
the proposal before development starts. In these cases, the
authority has a chance to get a development repositioned or the
external appearance changed, but can’t question whether the
development should be allowed.
A range of developments fall into this category, including
outbuildings related to farming and forestry (but not
new dwelling houses, where normal controls apply) and
telecommunications masts under 15 metres in height.

Local authorities’ own developments
Under the Town and Country Planning (General Permitted
Development) Order (1995), local planning authorities are allowed
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to put up structures like bus shelters and information kiosks as
permitted development. Beyond this, they often determine their
own planning applications, either for development that they want
to carry out themselves, or where they’re making local planning
authority land available for development by others.
County councils can grant themselves planning permission
for their own developments, such as major new roads and school
buildings. County councils also decide all planning applications
in connection with minerals or waste, which are deemed
‘county matters’.

Retrospective planning applications and lawful
use certificates
Development that has been started, or even completed, without
permission may still be subject to a planning application. In
these cases, the developer has to apply for retrospective planning
permission. Arrangements for handling this kind of application
are the same as for any proposed development. If the application
is unsuccessful, action should be taken by the local planning
authority to remedy the damage done by the development.
Another option is for owners of the land in question to apply
for a certificate of lawful use. Under the Town and Country
Planning Act (1990) there are two types of lawful use certificates:
certificates of lawfulness of existing use or development
(CLEUDs) and certificates of lawfulness of proposed use or
development (CLOPUDs). Local planning authorities would grant
such certificates only where it was proved that the use of the
land has not breached planning controls. If you’re faced with
such an application and you have proof that planning controls
have been, or will be, ignored, you should make the local
planning authority aware.
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Change of use
All buildings are classified as having
a use, for example, retail. Planning
permission is generally required if you
want to change this use. Some use changes
count as permitted development so don’t
need planning permission. For example,
changing a hot food takeaway to a shop
is permitted development.

the local planning authority. Developers
can seek to have conditions removed
or amended by appealing to the local
planning authority.
The Government has five tests for
conditions: they must be necessary;
relevant to planning; relevant to the
development to be permitted; enforceable;
and precise and reasonable.

Conditions

County council

Planning conditions are provisions
attached when planning permission is
granted. They can:

The upper tier of the two- or three-tier
county shire local authority structure in
England. County council responsibilities
include transport, schools and
administrating births and marriages.

• limit development rights for a
particular site;

• modify the proposals in a planning
application by, for example, reducing
the size of the site allowed to be
developed. On sites worked for minerals
or waste disposal, conditions can
include restoring soil and/or ‘aftercare’
– restoring the land so it’s fit to be used
for a particular purpose;

• govern the occupancy (though not
the ownership) of dwellings used by
agricultural workers; and

• grant planning permission only to one
person, rather than leave it in force for a
site regardless of the owner, as is usually
the case.
Only local planning authorities can
enforce conditions. Conditions can’t
involve cash payments by the developer,
either voluntarily or at the request of

Development
Most development needs permission
to proceed. Development has a legal
definition, found in section 55 of the
Town and Country Planning Act (1990).
There are two parts to the definition.
Firstly, ‘operational’ development is
defined as the carrying out of building,
engineering, mining or other operations
in, on, over or under land. Secondly,
‘changes of use’ is defined as making any
change in the use of buildings or land.

Development plan
A development plan sets out the policies
and proposals for the development,
conservation and use of land and
buildings in a particular local planning
authority area. The development plan is
the most important consideration for local
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planning authorities when they decide on
a planning application.
The development plan generally includes
development plan documents (DPDs) that
are part of a local planning authority’s
local plan. This includes waste and
minerals documents prepared by county
councils. When the Localism Bill receives
Royal Assent, which we expect in late
2011 or early in 2012, the development
plan will change in two key ways.
The Regional Strategies that have been
part of it since 2004 will be abolished.
Any neighbourhood plans that have been
prepared covering any part of the local
planning authority area will become
part of the development plan if they’ve
received enough support in a referendum.

Development plan document
Development plan documents (DPDs)
are plans and strategies written by a
local planning authority that form part
of the local plan. They form part of the
formal development plan, so planning
decisions must be taken in line with
them unless material considerations
indicate otherwise.
Because DPDs form part of the formal
development plan there are strict rules
about the level of public consultation
that must happen when putting them
together. They must also undergo
sustainability appraisal before adoption
by the relevant council.
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District council
The lower tier, or where parish or town
councils exist, middle tier, of the twoor three-tier county shire local authority
structure in England. District council
responsibilities include planning,
waste collection and provision of
leisure facilities.

environmental impact assessment
This identifies and assesses the
likely effects of a development on the
environment. It should be done at the
earliest possible opportunity and before
a decision is made. Under the Town
and Country Planning (Environmental
Impact Assessment) Regulations
(1999), an assessment is required to
accompany planning applications for
developments that fall under schedule
1 of the regulations, or that exceed
certain thresholds and are included
under schedule 2 of the regulations.

Government planning policy
National planning policies that local
planning authorities should take into
account when drawing up development
plans and other documents and making
decisions on planning applications. In the
past these policies have been included in
Planning Policy Guidance notes (PPGs)
and Planning Policy Statements (PPSs).
The Government is currently consolidating
and streamlining this guidance into a
new National Planning Policy Framework,
which is expected to be in place by
early 2012.
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Green Belt
Green Belt is a defined area of countryside
around a town or city which is protected
from ‘inappropriate’ forms of development
– as defined in government planning
policy on Green Belts. There are Green
Belts throughout the country, but not
in every county. Green Belts aim to
stop urban sprawl and the merging of
settlements, preserve the character
of historic towns and encourage
development to take place within existing
built-up areas. Quality or appearance
of land is not a factor when deciding
whether to designate it as a Green Belt.

Greenfield site
Land not previously used for development.
Greenfield is usually land last used for
agriculture or forestry and is generally
found next to or outside existing
built-up areas.

Highway authority

It also makes sure that facilities like
roads, schools and sewers are built where
they are needed.

Local authority
An umbrella term for the administrative
body that governs local services such as
education, housing and social services.
There are three main types of local
authority structure in England:
1. Two- or three-tier ‘shire’ counties
consist of a county council, under
which sits a number of district councils,
in turn under which in many cases sit
parish or town councils. Local public
services are divided between the tiers.
2. Unitary authorities and metropolitan
boroughs are governed by one
authority responsible for most major
services. Many unitary authorities
are two-tier authorities however, with
parish and town councils in place.

Highway authorities are responsible for
producing the local transport plan and for
managing existing or proposed new local
roads in the area. In most places, the local
highway authority is part of the county
council, the metropolitan council or the
unitary authority. Transport for London is
the highway authority for London.

3. There’s a two-tier local authority
structure in London, with 32 London
boroughs sitting beneath the Greater
London Authority. Although it is legally
possible to establish a parish council
in London, at the time of writing
none exist.

Land use planning

A portfolio or folder of documents setting
out the planning strategy for a local
planning authority area. Since the
Planning and Compulsory Purchase Act
(2004) and until recently, this type of
plan was known as a local development

The planning system largely provides
the framework for how land is used and
developed. The system aims to make
sure land is used in the public interest.

Local plan
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framework. The Government now uses
the simpler description ‘local plan’.
The Planning and Compulsory Purchase
Act (2004) replaced old style local plans,
structure plans and unitary development
plans. The key difference between the
pre- and post- 2004 systems is that
new style local plans are really a ‘folder’
of development plan documents and
supplementary planning documents,
each addressing different issues.
This is in contrast to the old style
plans which consisted of one development
plan document, supported by
supplementary guidance.

Local planning authority
The local government body responsible
for formulating planning policies,
controlling development and determining
planning applications. This could be
a district council, unitary authority,
metropolitan council or national park
authority. When development involves
minerals or waste, the county council or
unitary authority is normally the local
planning authority, and is referred to also
as the minerals planning authority or the
waste planning authority.

Localism Bill
A major piece of new legislation, which
at the time of writing is making its way
through Parliament. We expect the Bill to
receive Royal Assent towards the end of
2011, when it will become the Localism
Act. The legislation includes wide-ranging
changes to local government, housing
and planning. Significantly, the Bill
44 How to respond to planning applications

abolishes regional planning, and
introduces neighbourhood plans to
the development plan.

Major development
Major development is development that
consists of mineral working; development
of ten or more houses; a residential
development with a site area of 0.5
hectares or more; development
of floorspace of 1,000 square metres
or more; and development of a site of
one hectare or more.

Material consideration
A factor which will be taken into account
when reaching a decision on a planning
application or appeal. Under section
38 of the Planning and Compulsory
Purchase Act (2004), decisions on
planning applications ‘must be made in
accordance with the [development] plan
unless other material considerations
indicate otherwise’. The courts ultimately
decide what constitutes a material
consideration. However, case law gives
local planning authorities a great deal of
leeway to decide what considerations are
relevant, and how much weight should
be given to them, each time they decide
on a planning application. In practice,
government planning policy is often the
most important material consideration,
other than the development plan.
Government policy may override the
development plan if it has been consulted
on and published more recently.
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Metropolitan authority

Obligations

Metropolitan authorities are essentially
the same as unitary authorities.
They provide a one-tier, or where
parish or town councils exist two-tier,
structure of local authority in England.
The responsibilities of metropolitan
authorities include education, planning,
waste disposal and social services.

A planning obligation is a legal agreement
attached to a planning permission that
requires the provision of certain services
or infrastructure that will make a planning
proposal that would otherwise be
unacceptable, acceptable in the eyes
of the planning system.

Minerals and waste development
plan documents
Following the Planning and Compulsory
Purchase Act (2004), these will
progressively replace minerals and waste
local plans. They contain the authority’s
policies on disposing waste and on the
working and apportionment of minerals.

National park authority
National park authorities are responsible
for the governance of national parks.
They are obliged to conserve and enhance
the natural environment of the park,
and to improve opportunities for public
access and enjoyment. The national park
authority is the local planning authority
for all English national parks.

Neighbourhood plan
Once the Localism Bill becomes law,
communities will be able to prepare
neighbourhood planning documents,
outlining how they envisage their area
developing in the future. Details of how
neighbourhood planning will work
in practice are still being ironed out –
go to www.planninghelp.org.uk for
up-to-date information.

There are two types of planning
obligation; section 106 agreements, and
Community Infrastructure Levy. Local
planning authorities can use section
106 agreements to require, for example,
that a certain proportion of housing on
a residential development is affordable.
Section 106 agreements are negotiated
on a case by case basis.
Community Infrastructure Levy is a
fixed amount of money that must be
paid by a developer when they get
planning permission. The amount paid
is in proportion to the size of a proposed
development, and will be set out in a
document published by the local planning
authority called the ‘charging schedule’.
This money must then be used to provide
necessary infrastructure at the site; for
example a new public park, school or
bus shelters.

Parish or town council
Parish or town councils, where they exist,
are the lowest tier of local government
in England. Around 30% of England’s
population is governed by a parish
council, predominantly in rural areas.
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Some urban areas, and notably Milton
Keynes, are also parished.

Regional spatial strategy or
regional strategy

Parish and town councils are elected
bodies and have powers to raise taxes.
Their responsibilities vary, but can
include provision of parks and allotments,
maintenance of village halls, litter control,
and maintenance of local landmarks.

Statutory Regional Spatial Strategies
were introduced by the Planning and
Compulsory Purchase Act (2004), and
currently form part of the development
plan. The Local Democracy, Economic
Development and Construction Act (2009)
combined regional spatial strategies and
regional economic strategies to create
regional strategies. Regional strategies
address planning issues that cross over
local planning authority boundaries, for
example energy provision, longer distance
transport, and protection of the natural
environment at a larger than local scale.
Once the Localism Bill receives Royal
Assent, these strategies will be abolished.

Permitted development rights
Rights to carry out certain limited forms
of development without having to make
an application for planning permission.
These are granted under the terms of
the Town and Country Planning (General
Permitted Development) Order (1995).

Planning and Compulsory Purchase
Act (2004)
The Planning and Compulsory Purchase
Act (2004) was a major piece of planning
legislation, which amended much of the
Town and Country Planning Act (1990).
In particular, the 2004 act made
significant changes to the system of
development plans and introduced
‘sustainable development’ as an
objective of the planning system.

Ramsar site
A Ramsar site is an area of wetland
designated under the international
Ramsar convention of 1975. The
convention aims to conserve and protect
the ecology of wetlands of international
importance. Ramsar sites receive special
protection in the planning system.
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Secretary of State
The Secretary of State is the most
senior government minister responsible
for the work of his or her department.
The government department responsible
for planning is the Department for
Communities and Local Government.

Statutory consultee
A statutory consultee is a body the local
planning authority must consult if a
planning application could affect their
interests. For example, the Highways
Agency must be consulted on applications
that could affect a major road, and the
Environment Agency must be consulted
on development that would affect a river
or culvert.
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Supplementary planning document

Ward councillor

Supplementary planning documents (or
SPDs) are prepared by district or unitary
authorities, and form part of the local
plan for an area. SPDs usually provide
more detail on policies in development
plan documents, for example on design or
local affordable housing policy. They are
not a part of the formal development plan,
but are a material consideration when
deciding on a planning application.
Because they are not part of the
development plan, SPDs do not have
to be consulted on as extensively as
development plan documents, and do
not undergo sustainability appraisal.

The subdivisions of a local authority area
are known as ‘wards’. A ward councillor
is a person elected in local elections to
represent a particular ward. It is very
common for one ward to be represented
by more than one councillor. Ward
councillors are responsible for ensuring
that the interests of all of the residents
in their ward are represented at local
authority level.

Sustainability appraisal
Sustainability appraisal assesses the
economic, environmental and social
impacts of a proposed policy or plan,
to ensure that it would contribute to
achieving sustainable development.
Development plan documents have to
undergo sustainability appraisal, but
supplementary planning documents
do not.

Unitary authority
Unitary authorities provide a one-tier,
or where parish or town councils exist a
two-tier, structure of local authority in
England. The responsibilities of unitary
authorities include registering births,
marriages and deaths, waste collection
and disposal, social services, and
provision of social housing.
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Affordable housing in Elmswell, Suffolk.
As in this case, planning can enable communities,
parish and town councils, developers and
architects to work together to build truly
innovative and sustainable affordable homes.
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Appendix 1
How planning applications
are assessed
No matter what a planning application is for, it
goes through the same basic approval procedure.
However, different types of application are
determined against different policies and by
different people.

What the application is for

Who determines the success
of the application and how

Change of use of land or buildings

Who: The local planning authority
(usually a district council or
unitary authority).
How: Applications are assessed
against the development plan and
other material considerations. The
development plan must be compatible
with government planning policy.

A new road or expansion of an
existing road

Who: The highway authority
(county council, unitary authority or
metropolitan borough) if it’s a local road;
the Secretary of State for Transport if
it’s a trunk road or motorway scheme.
How: Applications for motorway and
trunk road schemes are assessed
against the development plan
and other material considerations.
The development plan needs to be
compatible with government planning
policy. The processes for deciding
on the proposal are governed by the
Highways Act (1980).
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What the application is for

Who determines the success
of the application and how

A new quarry, or an extension to an
existing quarry

Who: The minerals planning authority,
which is the county council or
unitary authority.
How: The main policy document is
the minerals development framework.
It needs to be compatible with the
Government’s mineral planning
statements. The local development
framework will also be relevant.

Planning application concerning the
management of waste

Who: In most cases, the waste planning
authority (the county council or unitary
authority). The local planning authority
(a district council or unitary authority)
will decide on some applications.
How: The waste planning authority
produces a waste development
framework. Proposals will be tested
against the policies in this and other
material considerations. The local
development framework will also
be relevant.
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Sample letter or email
of support
Your full address

R Jones
10 Main Street
Small Bere
BH21 4BC

Address of the local
planning authority
department dealing
with the application,
as stated on the site
notice/neighbour
notification/newspaper
advertisement for the
planning application

Development Control Services
Borne District Council
Civic Centre
Biggerton
Barset BH21 0AA

Date

5 August 2011

Name of planning officer
dealing with case

For the attention of Mr D C Mann, case officer
Dear Sir/Madam

Reference

PLANNING APPLICATION NO. 00/0741

One-line summary
including what the
application proposes,
where it is (the site)
and who is proposing
it (the applicant)

Proposed erection of five houses adjacent to Manor
Farm, Back Lane, Small Bere, by Mr E Preneur.

How to respond to planning applications 51

< Previous

Next >

Return to contents

Appendix 2

Interest and general
view of person writing

I write in connection with the above planning
application. I have examined the plans and know the
site well. I wish to offer my support to the proposal,
for the reasons outlined below.

Reference to
government policy
and site-specific local
development plan policy
which, though not yet
adopted, is the most
recent and has already
been consulted on

I am aware of the concerns of some in the community
that this proposal for infill development will damage the
character of the village. However, I believe that Small
Bere is a village well suited to sympathetic and well
planned expansion. Policy C14 of Borne’s emerging Core
Strategy (awaiting independent examination) states
that the village could expand to the degree of 60 new
households. In my opinion a number of high quality
infill proposals, similar to this application, would meet
this need in the most sympathetic way possible,
avoiding the need for a new ‘estate’ development.
The latter would be much more likely to disrupt the
character of Small Bere, and would make it more
difficult to incorporate the new houses into the
community. In addition, the draft National Planning
Policy Framework states that there should be a wide
choice of high quality homes to meet people’s needs;
this development would help to meet the demand for
such housing in Small Bere.
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Where applicable,
reference to the
neighbourhood plan
for the area

The Small Bere neighbourhood plan is also being
developed in consultation with the community and
Borne District Council. The development proposal will
contribute to Small Bere’s ambition to become an
exemplar community for reductions in carbon emissions
by going beyond the high design requirements of draft
policy D2, and incorporating features that will ensure
these new houses are ‘zero-carbon’. I acknowledge
that market housing development on this site does not
conform to policy H6 of the emerging neighbourhood
plan, which requires that all new housing provision
above that allocated for in Borne’s emerging site
allocations development plan document should be
affordable. I think that the high quality of the proposals
however, combined with the long-term sustainability
of the site chosen, outweigh the force of this policy.
The developer has also indicated that one of the
homes on the site will be affordable; this will make
a contribution to meeting Small Bere’s affordable
housing needs.

Reference to government
policy and to ‘planning
history’ – the local
planning authority’s
previous planning
decisions in the area

Small Bere is a thriving village, and there is considerable
demand for housing here. Applications for larger-scale
housing developments have been refused in recent
years because of concerns about their impact on the
existing road network. The siting of this proposal is
much improved on these past applications, and in line
with the draft National Planning Policy Framework.
It makes provision for travel by sustainable means:
village facilities would be easily accessible by foot
or bicycle, and bus stops for travelling either east or
west to nearby towns and larger villages are within
easy walking distance of the proposed entrance to
the development.
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Reference to other
issues which affect the
community as a whole,
rather than individual
interests. You could
also mention the parish
plan or village design
statement, if these exist
for your area

The site for this development has been well chosen.
It is within the boundaries of the village, as defined
by policy S10 of Borne’s emerging Core Strategy, and
therefore nearby to Small Bere’s local services, such
as shops, the pub and the village hall. I am aware
of the concerns of some in the community that the
development will mean the loss of some open space
that is used for informal recreation. I note however
that the scheme includes the provision of a smaller,
but landscaped public green area, which will be open
to use by all. I am also aware of demand among the
community of Small Bere for new houses in the area.
Many who have grown up in the area would very much
like to remain, but family-size houses such as those
proposed rarely come available on the market. This
development proposal is therefore welcomed by this
section of the community.

Reference to
development plan
generic development
control policy which,
though not yet adopted,
is the most recent
and has already been
consulted on, plus
references to further
issues of concern to the
wider community

Policy H9 of Borne’s emerging Core Strategy states
that proposals for development that are particularly
innovative in their approach to reducing the carbon
emissions of the district should be considered in a
favourable light. As described above in relation to Small
Bere’s emerging neighbourhood plan, this application
certainly falls into this category, and therefore in my
view should be given planning permission.
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Reference to other
bodies in the local
community who support
your position

I understand that this proposal is also supported by the
Small Bere Women’s Association.

Formal request to speak
at the local planning
authority committee
meeting at which the
application may be
decided (some local
planning authorities
require respondents to
planning applications
to give notice, in their
response, of their
wish to speak at
committee meetings)

If this application is to be decided by councillors,
please take this as notice that I would like to speak at
the meeting of the committee at which this application
is expected to be decided. Please let me know the date
of the meeting as soon as possible.

Signature

Yours faithfully,
R Jones
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Ultimately, planning is an essential tool for
ensuring that people are involved in the design
and construction of new buildings that shape
the places where we live, work and play.
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Sample letter or email
of objection
Your full address

A Barsetson
6 Smith Lane
Small Bere
BH21 4BC

Address of the local
planning authority
department dealing
with the application,
as stated on the site
notice/neighbour
notification/newspaper
advertisement for the
planning application

Development Control Services
Borne District Council
Civic Centre
Biggerton
Barset BH21 0AA

Date

5 August 2011

Name of planning officer
dealing with case

For the attention of Mr D C Mann, case officer

Reference

PLANNING APPLICATION NO. 00/0741

One-line summary
including what the
application proposes,
where it is (the site)
and who is proposing
it (the applicant)

Proposed erection of five houses adjacent to Manor
Farm, Back Lane, Small Bere, by Mr E Preneur.

Dear Sir/Madam
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Interest and general
view of person writing

I write in connection with the above planning
application. I have examined the plans and I know
the site well. I wish to object strongly to the
development of these houses in this location.

Reference to
government policy
and site-specific local
development plan policy
which, though not yet
adopted, is the most
recent and has already
been consulted on

Small Bere is a dispersed settlement where development
proposals should be considered very carefully: infilling
could ruin the character of the village while estate
development would overwhelm it. The protection of
Small Bere’s visual, historic and archaeological qualities
is also supported by Policy C6 in the emerging Core
Strategy for Borne (awaiting independent examination),
and paragraph 121 of Planning Policy Statement 3
states that inappropriately-designed housing, or design
that fails to take opportunities to improve the character
of an area, should not be accepted.

Where applicable,
reference to the
neighbourhood plan
for the area

The Small Bere neighbourhood plan is also being
developed in consultation with the community and
Borne District Council. Policy H4 states that beyond
market housing provision made in the district’s site
allocations development plan document only proposals
for affordable housing for local people are supported.
As the site subject to this proposal is not included in the
emerging site allocations development plan document,
on which the public have been consulted, it goes against
the development plan for Small Bere.
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Reference to
government policy
and to ‘planning history’
– the local planning
authority’s previous
planning decisions in
the area

Pressure for the development in the village is
considerable, mainly for housing city commuters,
but has been successfully resisted in four similar
cases (including two on appeal) in the last five years.
The reasons for rejecting those schemes also included
the inadequacy of the lanes apart from Main Street
to accommodate even small increases in traffic,
and because road widening would destroy ancient
field boundaries. In addition, I am concerned about
Barsetshire County Council’s proposals to reduce
bus services through the village. This could limit
opportunities for the residents of the new development
to travel by public transport.

Reference to other
issues which affect the
community as a whole,
rather than individual
interests. You could
also mention the parish
plan or village design
statement, if these exist
for your area

The proposed siting of the development is particularly
ill-considered: it is on a greenfield site used by many
villagers and tourists for recreation and walking dogs,
and building here would both diminish the striking view
into the centre of the village from the Chase Hills and
be prominent from most angles within the village.
The chalet style design is out of keeping with the
village’s strong historic character – no other dwelling
in the village has a balcony, for instance. While design
issues might be solved by conditions or revised
proposals, these could not remedy the siting problem.

Reference to
development plan
generic development
control policy which,
though not yet adopted,
is the most recent
and has already been
consulted on, plus
references to further
issues of concern to the
wider community

Furthermore, there is no need for this kind of open
market housing in the village. Borne District has more
than five years’ supply of housing land to meet the
requirements of its emerging core strategy’s policy H1.
Small Bere already has enough large houses: the only
identified need is for affordable housing for residents
who work locally, as recently confirmed by your
Housing Department’s Housing Needs Survey.
As an alternative to this proposal, we would support
the construction of a terrace of five houses built on
Main Street, if it was ensured that these were affordable
homes for local people.
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Reference to other
bodies in the local
community who support
your position

We understand that the Biggerton and Environs History
Society share these concerns.

Formal request to speak
at the local planning
authority committee
meeting at which the
application may be
decided (some local
planning authorities
require respondents to
planning applications
to give notice, in their
response, of their wish
to speak at committee
meetings)

If this application is to be decided by councillors,
please take this as notice that I would like to speak at
the meeting of the committee at which this application
is expected to be decided. Please let me know the date
of the meeting as soon as possible.

Signature

Yours faithfully,
A Barsetson
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Looking for
further advice?
Planning Help is a website that will help
you to understand the planning system
and how to contribute to the decisions
that shape your area’s future. The website
has links to information on national
planning policy, addressing issues such
as housing, transport and Green Belts.
There are also tips on working with
your local planning authority and
more detail about different aspects of
the planning system.

This publication is also available online.
Visit www.planninghelp.org.uk to
download a copy.
A short e-learning course on How to
respond to planning applications is also
available at www.ntselearning.co.uk.
The course examines the step-by-step
process outlined in this booklet using real
world scenarios. The course is free and
available to everyone – simply register
on the site to begin.

www.planninghelp.org.uk
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