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Date:          5th March 2010

Dear Sir/Madam

Re AGENT’S FORUM FOREST OF DEAN PLANNING SERVICE

The last Agents’ Forum meeting held between the planning department and planning agents, who regularly submit planning applications to the council, took place on the 3rd March 2010 having previously been cancelled due to the snow. The purpose of these meetings are to enable discussions on how improvements to the service can be achieved. Attached to this letter is a summary of the issues discussed.

It is hoped that the information will prove useful and encourage further participation in the next meeting which is intended to be held on the 30th June 2010.

If there are any issues raised by this letter which you would like to discuss further please contact me.

Yours Sincerely 

Clive Reynolds,

Development Control Manager
Enc  
Notes of meeting

Agents Forum:  Notes of meeting held on the 3rd March 2010

Officers and members attended the agent’s forum at the Council offices in Coleford. Cllr Venk Shenoi the cabinet portfolio holder for Planning and Housing introduced the meeting and expressed the view that the council and agents should seek to work closely together as enablers of development.

Matters arising from the last meeting

Duty Officer

The Duty Officer system is designed for use by members of the public, if an agent wishes to engage in preapplication discussions they are asked make an appointment to see an officer separately. This means that they will get both the most appropriate officer to assist them and enable an appropriate level of time to be devoted to the meeting.

Garden Grabbing: Amended PPS4

The government have commissioned a study into garden grabbing following concerns regarding the loss of gardens to new housing developments. The findings were that where Local Planning Authorities have up to date policies there were no great issues.

Planning Policy Statement 3 states that there is a presumption in favour of developing on Brownfield sites and that gardens are classified as brownfield. However an additional clarification has been added to state:

Para 41: “ There is no presumption that land that is previously developed is necessarily suitable for housing development nor that the whole curtilage should be developed”.

Feedback requested on new reception and web site

It was requested that anyone who has feedback on how these new facilities are operated should contact Clive Reynolds.

Conservation Service

The council had arrangements with both Cotswolds DC and Herefordshire Council to provide specialist advice on Conservation and Listed Buildings. In terms of preapplication advice FODDC still offer this service but our in house officers will primarily provide it. It was also recommended that the Conservation Appraisals published on the councils web site may offer a useful source of information. 

Systems Thinking

The Council are embarking on a project to review how the service is delivered with particular emphasis on what the customer needs. This is in part driven by the implications of the recent staff cut backs within the service and the need to maximise efficiency. The forum was asked what mattered to them as a customer:

Speed; want positive outcomes, clear and positive preapplication advice. Not to be informed that changes are required late in the process. To be kept informed (would like to see the acknowledgement of receipt of application letter retained).

Use of Conditions

The procedure for requiring an application to discharge conditions was discussed. In general it was considered that it was desirable for issues to be addressed during the application to avoid the need for preconditions. It was agreed that this was a two way process with both agents providing specific details such as materials, drainage and landscaping with the application and that officers should not impose conditions if the details had been already provided. 

Particular concerns were raised regarding contaminated land and drainage. The Council have now recruited a specialist contaminated land officer Karen Toomer which should improve the council’s ability to address contaminated land issues, she will be invited to attend the next meeting. In terms of drainage the council are to a large degree in the hands of the external consultees. 

Environment Agency and Flood Risk

Greater emphasis is being placed nationally on this issue. It was recommended that the forum looks at the recently issued PPS25 Practice Guide which includes case studies and in particular information on how to apply the sequential test for selecting housing sites. It was also noted that the Environment Agency have introduced Standing Advice to be applied to smaller scale developments. This means that when consulted they may respond by stating that they have no comment as it is covered by their standing advice. Such a response does not mean that there are no flood risk issues just that their published advice addresses the EA concerns.

Implementation of new legislation regarding Amendments and Extensions of Time to planning permissions

The government have now introduced the new fees:

Extension of Time

Householder

 
£50

Major Development

£500

Other



£170


Non Material amendment

Householder 


£25

Other



£170

With regard to extension of time, the regulations do not require the submission of the all the plans and supporting information that would have accompanied the original application. However, in cases where there has been a material change in circumstance, we will ask for the appropriate revised information to address the change, i.e. an updated flood risk assessment to comply with PPS25. The alternative would be to decline to accept the extension of time application and insist upon a full application which the council consider would be a more onerous task and would cost the applicant more now the fees have been reduced for extension of times.

Minor Material amendments have been introduced on the basis that they are a variation of condition application. Accordingly if a minor material amendment is to be sought there must be a condition on the original permission relating to “ In accordance with the plans” otherwise no such application can be accepted.

LDF and PPS4

The next stage for the Core Strategy is to publish it.  This is planned for May but might need to be amended slightly around any election. 

Following publication, there is a six week period during which comments can be sent to the Council saying why the Core Strategy is considered unsound and needs to be amended.  It is also necessary to say what amendments are being sought to make it sound.  Following the six week period and a time for our response, the Core Strategy will be submitted (along with key evidence, comments received and its Sustainability Appraisal) to the Secretary of State. 

Once submitted, the process of Examination starts.  If you wish for your comments to be considered they must be submitted at the publication stage and it is important that all the material that the Secretary of state needs to consider your representations is submitted.  Equally even if you made representations earlier in the process (eg at the Preferred Options stage), you will need to re submit whatever material you consider necessary.

The requirements for submitting representations, and the nature of those required are very different to those which applied under the old local plans.  http://www.planning-inspectorate.gov.uk/pins/appeals/local_dev/index.htmand http://www.planning-inspectorate.gov.uk/pins/appeals/local_dev/ldf_testing_soundness_feb10.pdf  contain some information generally and in particular about what Inspectors are looking for from the Local Authority. 

The Cinderford Area Action Plan is likely to be published either at the same time as the Core Strategy or slightly later.  It will follow a similar programme of Examination to the Core Strategy.

If anyone would like to be involved in the formative stages of the Lydney Area Action Plan, please let me know.  The Plan is at the scoping stage and is intended to look at the town centre and land to the south and along Harbour Rd.

There is no clear news regarding the Regional Spatial Strategy yet.

Planning Policy Statement 4 is at http://www.communities.gov.uk/planningandbuilding/planning/planningpolicyguidance/planningpolicystatements/planningpolicystatements/pps4/and covers planning for "sustainable economic growth" or anything that: 

1. provides employment opportunities 

2. generates wealth or

3. produces or generates an economic output or product 

It considers therefore development of retail and the "B" employment uses, among others.

3 

Proposed New Legislation

The government have published draft consultations on a whole raft of changes to the planning system and these have been brought to the attention of the forum for information. There is no guarantee that they will be adopted and this uncertainty is enhanced by the forthcoming general election. Changes may include: review of commercial permitted development rights, permitted development changes for renewable energy schemes, reduction in the time to determine Discharge of Condition applications, Houses in Multiple Occupation, The Water bill which if approved will require a joint Planning and Drainage Consent application on all developments of one or more houses. The Conservative party have also published a green paper on Planning which suggests a significant overhaul to the current system. Officers will seek to inform the forum of any significant changes should they become law.

Pre Application Advice

Officers acknowledge that this is an area where improvement is required. The council has concentrated on improving the speed and having made significant progress now intend to focus on quality. The case officer will now discuss the preapplication case with their team leader and the intention is to give clearer advice.  A question was raised as to what level of information is necessary to undertake preapplication advice. It is considered that this will depend on each case. For example if the question is general in nature such as can this site be considered suitable for housing? then a simple location plan could suffice. If, however, the question related to whether a dwelling could be constructed on restricted area of garden officers would be likely to need at least an indicative block plan to seek to demonstrate whether the site was physically big enough. Overall, the more information we receive, the better informed and more definitive our advice is likely to be. All the council advice does have to include a caveat, as it is only officer opinion and not binding upon the council. Circumstances may change between the submission of the preapp and the application, for example views from a consultee or that members may take a different view to officers.

Use of Scales and Dimensions on plans

To enable the electronically held plans to be calibrated the drawings must have a linear scale or a clearly marked dimension on each plan. It would be appreciated if agents could include such information on their submitted drawings.

Items for Next meeting

Pre Application Advice

Updates on Emerging Legislation

Conservation Service

Land Contamination: The Councils Land Contamination Officer will be attending

Community Infrastructure Levy

Date of next meeting

Wednesday 30th June 4pm Council Chamber
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