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INTRODUCTION

The Council has produced a list of Local Requirements in conjunction with our  Validation Checklist following Guidance published by Communities and Local Government  in December 2007 (The Validation of Planning Applications – Guidance for local planning authorities).  The Guidance outlines the benefits of a validation checklist to help Authorities to achieve good standards of performance, and provide planning authorities and applicants with greater certainty as to the nature and extent of information required in order to make an application valid.  

Different types of applications need to be supported by additional information on a range of different topics in order for their impacts to be assessed thoroughly.  The Validation Checklist sets out information requirements which are likely to be needed to accompany different types of applications.  

Under Regulation 4 of the Town and Country Planning (Applications) Regulations 1988 the Council as Local Planning Authority will deem any application to be invalid, and will not commence consideration of such an application, if it considers that further information, plans or drawings are necessary for the determination of the application.

The Validation Checklist together with the Council’s pre-application application advice service will be very useful to identify whether further information may be needed and the consideration of the design and environment quality of proposals.  This will benefit both the Applicant and the Planning Officer at an early stage.  This will hopefully reduce the impact of inadequate applications being received and subsequently having to request further information when the clock has started, this potentially reduces the application being determined within government set timescales.

This therefore means applications which are validated are likely to contain sufficient information for a decision to be made and this should enable the Council to achieve a greater percentage of decisions within government timescales. 

The Executive Board approved the Planning Application Validation Checklist on 6th March 2007 for public consultation and its use by Officers in determining the validity of planning applications submitted to Wychavon District Council.


LOCAL REQUIREMENTS FOR PLANNING APPLICATIONS

Additional Information 

Wychavon District Council may also request additional information prior to the validation of the application depending on the nature and type of application or the nature of the character of the area within which the application site is situated.  Applicants are advised to seek advice on the need for such additional information at the pre-application stage and to study relevant policies within the Worcestershire County Structure Plan, the Wychavon District Local Plan (June 2006), and the West Midlands Regional Spatial Strategy (RPG11), together with the National guidance to see what kind of information may be required.  Such information could include: 

· Affordable Housing Statement 

Where a Local Plan policy requires the provision of affordable housing on a particular site, Wychavon District Council will require information concerning both the affordable housing and any open market housing. Such information shall include details of the number of residential units, the mix of units and the proposed tenure. If different levels or types of affordability or tenure are proposed for different units this should be clearly and fully explained. Further advice is available in Circular 6/98: Planning and Affordable Housing and PPG3: Housing.   Further advice is also available in the ‘Rural Affordable Housing Guidance’ (adopted 10/10/2006).

· Arboricultural Statement/Tree Survey

An arboricultural statement must be submitted showing how the tree constraints on and adjacent to the site have been correctly incorporated into the design and how these trees are to be retained without damage during construction and future occupancy.  

The statement must be produced in line with the guidelines set out within BS5837:2005 and shall include:

(i)
Tree survey drawing and schedule - The survey shall provide clear data regarding the species, size, age, condition and useful life expectancy of trees.  It shall also categorize trees, groups of trees or woodlands in terms of their quality and value within their existing context and not within the context of the proposals.

(ii)
Arboricultural Constraints Plan (ACP) – An aid to layout design that shows tree Root Protection Areas (RPA) as well as representing the effect that the mature height and spread of retained trees will have on the development.  The ACP shall incorporate the tree survey information as well as illustrate both the above-ground (shade patterns) and below- ground RPA constraints posed by the trees.  

(iii)
Tree Protection Plan – Scale drawing produced by an arboriculturalist showing the finalised layout proposals, tree retention and tree and landscape protection measures detailed within the arboricultural method.
(iv)
Arboricultural statement.Method Statement (AMS) – sets out the information regarding the measures to be taken to protect the trees shown to be retained on the submitted drawings.  I also details the methodology for the implementation of any aspect of the proposal that has the potential to result in loss or damage to a tree.
· Agricultural/Forestry Dwelling Justification 


Where an application is made for a dwelling in association with agricultural/forestry need it will be required to demonstrate a functional and financial justification in accordance with Guidance in PPS7: Sustainable Development in Rural Areas.


· Air Quality Assessment

Application proposals that impact upon air quality or are potential pollutants should be supported by an air quality assessment indicating the change in air quality resulting from the proposed development and outlining appropriate mitigation measures as necessary. Further advice is available in PPS 23: Planning and Pollution Control. 
· Archaeological Sites and Scheduled Ancient Monuments 

 

Where a proposal is in an archaeologically sensitive area (including where a Scheduled Ancient Monument is at the site or nearby) prospective applicants should as a first step contact the County Archaeological Officer or equivalent. Supporting information shall be provided that includes an assessment and, where appropriate, field evaluation of the impact of the development on existing features and proposals to mitigate against that impact in accordance with advice in PPG Note 16: Archaeology and Planning.

· Biodiversity Survey and Report 
The planning authority has a duty to consider the conservation of biodiversity when determining a planning application. Development proposals that are likely to have an impact on wildlife and biodiversity must be accompanied by information on existing biodiversity interests and possible impacts on them to allow full consideration of those impacts. Where proposals are being made for mitigation and/or compensation measures, information to support those proposals will be needed. Where appropriate, accompanying plans should indicate any significant wildlife habitats or features and the location of habitats of any species protected under the Wildlife and Countryside Act 1981, the Conservation (Natural Habitats etc) Regulations 1994 or the Protection of Badgers Act 1992.

Certain types of development are particularly likely to require ecological surveys and assessments, such as barn conversions, demolition of older buildings or roof spaces, removal of mature trees, scrub and hedgerows, waterside developments etc. Where a proposed development is likely to affect a site designated for its biodiversity or geological value or a priority habitat, the applicant must submit an Ecological Survey and Assessment, e.g. in the initial form of a Phase 1 Habitat Survey with Target Notes. Where a proposal is likely to affect protected species, the applicant must submit a Protected Species Survey and Assessment. A checklist for development proposals where a Protected Species Survey and Assessment must be submitted with the application is shown in Table 1 (Column 1). Exceptions to when a survey and assessment may not be required are also explained in the table. 

The Survey should be undertaken and prepared by competent persons with suitable qualifications and experience and must be carried out at an appropriate time and month of year, in suitable weather conditions and using nationally recognised survey guidelines/methods where available. (Further information on appropriate survey methods can be found in Guidance on Survey Methodology published by the Institute of Ecology and Environmental Management, available at: http://www.ieem.org.uk/Guidelines%20for%20Survey%20SurveyMethodology.htm.) 

The survey may be informed by the results of a search for ecological data from the Worcestershire Biological Records Centre. This is particularly encouraged for larger developments, which need to be considered within a wider environmental context. The survey must be to an appropriate level of scope and detail and must:

· Record which habitats, features and species are present on and, where appropriate, around the site;

· Identify the extent/ area/ length/ numbers (where appropriate) present;

· Map the habitat/ features distribution on site and/or in the surrounding area shown on an appropriate scale plan; species distribution and use of the area, site, structure or feature (e.g. for feeding, shelter, breeding).

The Assessment must identify and describe potential development impacts likely to harm designated sites, priority habitats, other biodiversity and geological features, protected species and/or their habitats identified by the survey. These should include both direct and indirect effects both during construction and afterwards. Where harm is likely, evidence must be submitted to show:

· How alternative designs or locations have been considered;

· How adverse effects will be avoided wherever possible;

· How unavoidable impacts will be mitigated or reduced;

· How impacts that cannot be avoided or mitigated will be compensated.

(The information provided in response to the above requirements is consistent with those required for an application to Natural England for a European Protected Species License.)

In addition, proposals are to be encouraged that will enhance, restore or add to designated sites, priority habitats and features or habitats used by protected species. The Assessment should also give an indication of likely changes to habitats and/or how species numbers may be affected, if at all, after development, e.g. whether there will be a net loss or gain. 

A protected species survey and assessment may form part of a wider Ecological Assessment and/or part of an Environmental Impact Assessment.

Further guidance on biodiversity specific to Wychavon D.C can be found in the Biodiversity SPD.

Government planning policies on dealing with nature conservation and development are set out in Planning Policy Statement 9: Biodiversity and Geological Conservation and its accompanying good practice guide Planning for Biodiversity and Geological Conservation: A guide to Good Practice (ODPM 2006).

Local Requirement Protected Species criteria: click on link
· Conversion Assessment for the Change of Use of Rural Buildings to Residential Use

Where a proposal is submitted for the conversion of a rural building to a residential use (other than as an agricultural/forestry dwelling) a report must be submitted that demonstrates that it is not practical or viable to use the building for other purposes or there is an amenity or environmental reason why these purposes are not acceptable.  

· Daylighting/Sunlight Assessment 

Applicable for all applications where there is a potential adverse impact upon the current levels of sunlight/daylighting enjoyed by adjoining properties and building(s) – further guidance is provided in the Building Research Establishment’s (BRE) guidelines on daylighting assessments.

· Draft Travel Plan 

A draft travel plan should outline the way in which the transport implications of the development are going to be managed in order to ensure the minimum environmental, social and economic impacts. Further advice is available in ‘Using the planning process to secure travel plans: Best practice guidance’- ODPM. 

· Economic Statement

Applications may also need to be accompanied by a supporting statement of any regeneration benefits from the proposed development, including: details of any new jobs that might be created or supported; the relative floorspace totals for each proposed use (where known); any community benefits; and reference to any regeneration strategies that might lie behind or be supported by the proposal.

· Energy Statement 

The statement should show the predicted energy demand of the proposed development and the degree to which the development meets current energy efficient standards. Further advice is available in PPS22: Renewable Energy.
· Environmental Statement 

The Town and Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 1999 require a developer to prepare an Environmental Statement for certain types of projects. The Regulations provide a checklist of matters to be considered for inclusion in the Statement and require the developer to describe the likely significant effects of a development on the environment and to set out the proposed mitigation measures. 

Applicants may seek a ‘Screening Opinion’ from the Council to ascertain whether or not an Environmental Statement is required. Applicants are encouraged to do this for large-scale developments or those within sensitive areas at the pre-submission stage in order to avoid delay later in the application process. 

· Flood Risk Assessment 

Requirements for a Flood Risk Assessment will depend on the size, type and location of the development.  Applicants should refer to the Environment Agency flood maps to determine in which flood risk zone and application is located and obtain pre-application advice.  PPS 25: ‘Development and Flood Risk’ provides comprehensive guidance for applicants in relation to the undertaking of flood risk assessments and the responsibilities for controlling development where it may be directly affected by flooding or affect flooding elsewhere.

· Foul and Surface Water Drainage Utilities Assessment

Applicants are advised to view the Severn Trent Water Limited public sewerage record sheets held at the Civic Centre or Severn Trent Water Limited, Planning Consultation Team on 01902 793743 prior to completing their planning application forms.  Applications in areas where there is no public sewerage must be accompanied by evidence to demonstrate that the proposed means of disposal for foul and surface water is appropriate.  Please note that a private sewage treatment plant generally needs consent to discharge from the Environment Agency.

Wherever possible, planning policy seeks the provision of Sustainable Drainage Systems to serve proposed development.  Applications for proposed dwellings, all new commercial, industrial retail, tourist agricultural and leisure development will need to include information to show how surface water drainage systems (particularly SUDS) has been considered in the design of proposed development.  Also sufficient information will need to be provided to demonstrate how surface water drainage issues will not create or exacerbate existing/potential flood problems.

· Heritage Statement (including Historical, archaeological features and Scheduled Ancient Monuments)        

The scope and degree of detail necessary in a Heritage Statement will vary according to the particular circumstances of each application. Applicants are advised to discuss proposals with either a planning officer or a conservation officer before any application is made. The following is a guide to the sort of information that may be required for different types of application.

For applications for listed building consent, a written statement that includes a schedule of works to the listed building(s), an analysis of the significance of archaeology, history and character of the building/structure, the principles of and justification for the proposed works and their impact on the special character of the listed building or structure, its setting and the setting of adjacent listed buildings may be required. A structural survey may be required in support of an application for listed building consent.   For applications for conservation area consent, a written statement that includes a structural survey, an analysis of the character and appearance of the building/structure, the principles of and justification for the proposed demolition and its impact on the special character of the area may be required. 

For applications either related to or impacting on the setting of heritage assets a written statement that includes plans showing historic features that may exist on or adjacent to the application site including listed buildings and structures, historic parks and gardens, historic battlefields and scheduled ancient monuments and an analysis of the significance of archaeology, history and character of the building/structure, the principles of and justification for the proposed works and their impact on the special character of the listed building or structure, its setting and the setting of adjacent listed buildings may be required. 

For applications within or adjacent to a conservation area, an assessment of the impact of the development on the character and appearance of the area may be required. 

For all applications involving the disturbance of ground within an Area of Archaeological Potential as defined in the development plan or in other areas in the case of a major development proposal or significant infrastructure works, an applicant may need to commission an assessment of existing archaeological information and submit the results as part of the Heritage Statement. 

For heritage assets, advice is provided in Planning Policy Guidance Note 15 Planning and the Historic Environment, (September 1994). For archaeological remains, advice is provided in Planning Policy Guidance Note 16: Archaeology and Planning (November 1990). 

· Historic Landscape Assessment
A Historic Landscape Assessment may be required depending on the nature and type of the proposed development. This assessment should identify the essential cultural and historical significance of a place and potential constraints and opportunities. A thorough historical survey and on-site investigation is therefore necessary prior to the formulation of proposals for development, conservation or restoration where this affects a Historic Park or Garden. Further advice can also be found in PPG Note 15: Planning and the Historic Environment and in the Historic Parks and Gardens Supplementary Planning Document.

· Land Contaminated Assessment 

Some sites have the potential to be contaminated due to their former use and therefore may pose a risk to current or future site occupiers, buildings on the site and to the environment.  Where contamination is known or suspected or the proposed use would be particularly vulnerable, the Local Planning Authority will require the applicant to provide a Phase I Study and Risk Assessment for contamination with an application.

Contamination would be suspected where historic or current land uses have occurred that are included in Annex 2 of ODPM's Planning Policy Statement 23:  Planning and Pollution Control (PPS23).  

This may form part of a more extensive land contaminated assessment following determination of an application. The level of information required as part of a land contamination assessment will vary depending on the known and/or suspected levels of contamination. For example: 

•  
owners/occupiers, in accordance with the DEFRA/Environment Agency's Model Procedures for the Management of Contamination (CLR11).  A report detailing all of the information identified, assumptions made and conclusions drawn must be presented with full references.  The need for further investigation may then be determined; 

•  
where contamination is known to exist, in addition to a Phase I study, a site investigation survey will be required incorporating a site-specific human health and environmental risk assessment with a written remediation scheme to manage identified risks. The developer shall submit a completion report validating the remediation carried out; and 

•  
if the proposed development is situated within 250 metres of a former landfill site there will be a requirement for specific consideration of issues with ground gas. 

Comprehensive information and guidance on how to undertake a contaminated land assessment and the information that must be submitted is available in Annexe 2 (Development on Land Affected by Contamination) of PPS 23: Planning and Pollution Control.
· Landscaping details 

Applications may be accompanied by landscaping details and include proposals for long term maintenance and landscape management. There should be reference to landscaping and detailed landscaping proposals which follow from the design concept in the Design and Access Statement, if required. Existing trees and other vegetation should, where practicable, be retained in new developments and protected during the construction of the development. 

· Landscape Assessment in relation to Areas of Outstanding Natural Beauty

Portions of Wychavon District lies within an Area of Outstanding Natural Beauty, which is a nationally recognised landscape of high importance. The Council is obliged to assess whether or not proposals preserve or enhance the character or appearance of this landscape. Particularly where proposals are in open countryside, on the fringe of settlements or potentially visible from a wider area, a written statement will be required that assesses the impact of the proposal on the AONB and provides a written justification for the development. The scope and degree of detail necessary will depend on the particular circumstances of the case but the assessment should include photographs/photomontages of the site and its surroundings and other illustrations such as perspectives. Further advice can be found at PPS 7 : Sustainable Development in Rural Areas.

· Landscape Character Assessment 
A Landscape Character Assessment may be required, depending on the nature and   type of the proposed development.  This assessment should identify the different elements that give a place its unique character - landform, woodlands and specimen trees, hedgerows, land use, historic artefacts, building styles and settlement patterns.  From this assessment, it should be demonstrated to what extent the proposed development may alter the fabric, quality and character of the landscape.

· Lighting Assessment 

This should include technical specification designed to ensure nuisance from lighting is minimised/prevented.  Proposals involving the provision of publicly accessible developments, in the vicinity of residential property, a listed building or a conservation area, or open countryside, where external lighting would be provided or made necessary by the development, should be required to be accompanied by details of external lighting and the proposed hours when the lighting would be switched on. These details shall include a layout plan with beam orientation and a schedule of the equipment in the design. Lighting in the countryside: Towards good practice (1997)
 is a valuable guide for local planning authorities, planners, highway engineers and members of the public. It demonstrates what can be done to lessen the effects of external lighting, including street lighting and security lighting. The advice is applicable in towns as well as the countryside.

· Noise Assessment 

Application proposals that raise issues of disturbance or are considered to be a noise sensitive development should be supported by a Noise Impact Assessment prepared by a suitably qualified acoustician. Further guidance is provided in PPG 24: Planning and Noise. 

· Open Space Assessment
For development within open spaces, application proposals should be accompanied by plans showing any areas of existing or proposed open space within or adjoining the application site. Planning consent is not normally given for development of existing open spaces which local communities need. However, in the absence of a robust and up-to-date assessment by a local authority, an applicant for planning permission may seek to demonstrate through an independent assessment that the land or buildings are surplus to local requirements. Any such evidence should accompany the planning application. National planning policy is set out in Planning Policy Guidance note 17: Planning for open space, sport and recreation (July 2002).

· Parking/Access Provision
Applications are required to provide details of existing and proposed parking provision. Details to be shown on a site layout plan also include vehicular turning, manoeuvring, servicing areas and access visibility splays.

· Photographs and Photomontages

These provide useful background information and can help to show how large developments can be satisfactorily integrated within the street scene. Photographs should be provided if the proposal involves the demolition of an existing building or development affecting a conservation area or a listed building.

· Planning Obligations – Draft Head(s) of Terms

Where appropriate the submitted application should include a draft Section 106 legal agreement or unilateral undertaking. Applicants should clarify the Council's requirements in pre-application discussions and confirm any planning obligations that they agree to provide.  Further advice is available in Circular 1/97: Planning Obligations.

· Planning Statement 

Information will include how the proposed development accords with policies in the Worcestershire County Structure Plan, the Wychavon District Local Plan (June 2006), and the West Midlands Regional Spatial Strategy (RPG11), Regional Planning Guidance, development briefs, Supplementary Planning Guidance or Advice Notes. It should also include details of consultations with Wychavon District Council officers and wider community/statutory consultees undertaken prior to submission.

· Pollution Statement 


Applications that involve development that could pollute the environment should demonstrate that the specific pollution is controlled to acceptable levels. The Council has a planning responsibility to determine the location of potentially polluting development as well as controlling other development in proximity to any sources of pollution.  Further advice is available in PPS 23: Planning and Pollution Control. 
· Retail Impact Assessment (Town Centre Uses – Evidence to accompany  applications)
When a development could harm the vitality and viability of existing shopping centres, a retail impact assessment should be undertaken. 

The assessment should include the need for development, which demonstrates it is of an appropriate scale, that there are no sites close to a town centre for the development, that there are no unacceptable impacts on existing centres and that locations are accessible.  The Assessment must include a sequential assessment in accordance with Government guidance currently contained in PPS6: Planning for Town Centres.

· Site Waste Management
Proposed new development should be supported by site waste management plans
 of the type encouraged by the code of practice published in 2004 by the Department of Trade and Industry now the Department for Business Enterprise and Regulatory Reform Site Waste Management Plans: guidance for construction contractors and clients. These do not require formal approval by planning authorities, but are intended to encourage the identification of the volume and type of material to be demolished and/or excavated, opportunities for the reuse and recovery of materials and to demonstrate how off-site disposal of waste will be minimised and managed.
· Sound Insulation Requirements 

Advice should be sought from the Council's Environmental Health Service for individual Council requirements for sound insulation in residential and commercial developments and from Building Control about the need to submit either a ‘Full Plans’ application under the building regulations or a Building Notice for the erection of most types of buildings, material alterations to existing buildings. Works will need to be inspected on site during the construction process. Further guidance on Statements of Community Involvement is available in Chapter 7 of Creating Local Development Frameworks: A Companion Guide to PPS12 (November 2004).
· Street-scene Elevations 

      New buildings should be shown in context with adjacent buildings (including property numbers where applicable).  Proposals with altered elevations that adjoin or are in close proximity to another building should also highlight this relationship, detailing the positions of the openings on each property. 

· Statement of Community Involvement

Applications may need to be supported by a statement setting out how the applicant has complied with the requirements for pre-application consultation set out in the local planning authority’s adopted statement of community involvement and demonstrating that the views of the local community have been sought and taken into account in the formulation of development proposals. Further guidance on Statements of Community Involvement is available in Chapter 7 of Creating Local Development Frameworks: A Companion Guide to PPS12 (November 2004).
· Structural Survey 

A structural survey of a property may be required, for example, when considering listed building applications or the demolition of unlisted buildings that make a positive contribution to the conservation area. The same applies to the proposed conversion of agricultural and other rural buildings to residential use.

· Sustainability Appraisal 

A sustainability appraisal should outline the elements of the scheme that address sustainable development issues, including the positive environmental, social and economic implications. 

· Telecommunications Development – supplementary information
Planning applications for mast and antenna development by mobile phone network operators in England should be accompanied by a range of supplementary information including the area of search, details of any consultation undertaken, details of the proposed structure, and technical justification and information about the proposed development. 

Planning applications should also be accompanied by a signed declaration that the equipment and installation has been designed to be in full compliance with the requirements of the radio frequency (RF) public exposure guidelines of the International Commission on Non-Ionizing Radiation Protection (ICNIRP). Further guidance on the information that may be required is set out in the Code of Practice on Mobile Network Development (2002).

· Town Centre Uses – Evidence to accompany applications

Planning Policy Statement 6: Planning for Town Centres (March 2005)
, sets out the main town centre uses to which the policy applies, in paragraph 1.8. Subject to the policies set out in the document, paragraph 3.4 lists the key considerations for which applicants should present evidence. The level and type of evidence and analysis required to address the key  onsiderations should be proportionate to the scale and nature of the proposal.

· Transport Assessment 

Information will include all existing and proposed commercial and residential vehicular and pedestrian movements to and from the site. Loading areas and arrangements for manoeuvring, servicing and parking of vehicles should also be clearly identified. It should describe and analyse existing transport conditions, how the development would affect those conditions and any measures proposed to overcome any problems.  Further advice is available in PPG13.

· Travel Plan

A travel plan should be submitted alongside planning applications which are likely to have significant transport implications, as advised by Planning Policy Guidance Note 13: Transport (DETR, 2001), paragraphs 87-91.

Further advice is available in Using the planning process to secure travel Plans: Best practice guide ODPM and DfT, 2002 (forthcoming revised guidance), also Making residential travel plans work: Good practice guidelines for new development: DfT and A guide to development related travel plan (Addison & Associates).

· Ventilation/Extraction Statement  
All applications for restaurants, hot food takeaways and bars/pubs which sell hot food should include details of measures for fume extraction where they are proposed next to residential property. Residential property includes flats above neighbouring shops. The measures for fume extraction should include details of the mechanical equipment proposed, the location of any external pipework or flues and the means by which a chimney would be capped to prevent ingress by rain.

· Visual Impact Assessment 

Almost any form of above ground development will result in a visual impact for someone somewhere.  A Visual Impact Assessment may be required depending on the nature and type of the development, and the location of the application site.  This assessment should identify where the proposed development can be seen from (and record this information on a map with accompanying photographs/photomontages from the various viewpoints), the extent to which those views would be occupied by the proposed development (degree of visual intrusion), the distance of the viewpoint from the site and whether views would focus on the proposed development due to proximity or whether the proposed development would form one element in a panoramic view.  Consideration should be given to seasonal differences arising from the degree of vegetative screening and filtering of views that will arise in summer/winter.  From this assessment the change in the character of the available views resulting from the proposed development and the change in visual amenity may be determined, and any requirement for new planting in mitigation may be identified.
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