DEPARTMENT FOR COMMUNITIES AND LOCAL GOVERNMENT

DCLG Circular 01/2006 =~

GUIDANCE ON CHANGES TO THE
DEVELOPMENT CONTROL SYSTEM

1.

Ern

This Circular provides guidance on changes to the operation of the development
control system. The Circular covers:

Section 1 — the power for local planning authorities to make local development
orders (coming into force 10 May 2006).

Section 2 — changes to the outline planning permission process {coming into
force 10 August 2006}

Section 3 — the requirement for design: and access statements to accompany
applications for cerrain types of permission and consent (coming into force 10
August 2008)." -

Section 4 - powers controlling certain internal floorspace additions - such as
mezzanines (coming into force 10 May 2006).

Section 5 — changes to the decision period for major planning applications
{coming into force 10 May 2006).

The guidance contained'in this Circular relates to Enpland only. A further Circular will
be issued when the measures are commenced in relation to Wales. References in this
Circular to the “2004 Act” are to the Planning and Compulsory Purchase Act 2004.

iy

References to the “1990 Act” are to the Town and Country Planning Act 1990.

N

References to the "Listed Buildings Act” are to the Planning (Listed Buildings and -

Conservation Areas) Act 1990. References to the GDPO are to the Town and Country
Planuing (General Development Procedure) Order 1995 and references to the “Listed
Buildings Regulations” to the Planning (Listed Buildings and Conservation Areas)
Regulations 1990.
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Alongside the commencing of powers in the 2004 Act, these changes are also
implemented through amendments to the GDPO' and the Listed Buildings Regulations®
and the Town and Country Planning (Applications) Regulations®.

Section 1 — Local Deveiopment Orders (LDOs)

Legislative Provision

4.

Sections 40 and 41 of the 2004 Act insert new sections 61A to 1D into the 1990 Act. In
addition, Schedule 1 inserts a new Schedule 4A. These provide the legislative basis
undet which LIXOs will opeérate; Further, more detailed, provision is contained in the
inserted articles 2B and Z5A of the GDFQL

Background

5.

~1

An LDO grants permission for the type of development specified in the LDO and by so
doing, removes the need for a planning application to be made by the developer. An
LDO can only be made to implement policy contained itk a development plan document
or in a local development plan; Certain types of development are already permitted
without the need for planning permission. These permizted development rights are set
out in the Town and Country Planning (General Permitted Development) Order 1995
{the GPDO). The GPDO graunts a general permission for various types of relatively
small-scale and normally uncontentious development without the need to make a
planning application to the local planning authority.

Permitted development rights urider the GPDO are set at the national level. LDOs can
therefore be seen as an extensicn of permitted development, but decided upon locally
in response to local s:ircumstahces. LD aliow local planning authorities to act
proactively to implement a planning policy within their area.

As LDOs remove the need to apply for planning permission the potential developer
would be able to progress with greater speed and certainty {subject to the development
complying with the terms and éonditions of the LDO). Associated costs may well be
lower with an LDO ds there will also not be a planning application fee or need to
commit the resources associated with the preparation of an application.

Scope of LDOS

8.

It is at the discretion of a local planning authority as to whether to make an LDO. An
DO may grant permission for development specified in the LDXD, or for any class of
development. The LD can relate to all land in a local planning authority area, or only
to a part of that land (including specific sites).

2006/1062).

®The Planning (Applications for Planning Perrmdasion, Listed Buildings and Conservation
Areas) (Amendimens) {England) chu‘.atiuns} 2006 {51 2006/1063).
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10.

i1

12.

13.

The scope of anv-"_DO would reﬂect local circumstances and must be used to
implement a pelicy ¢éntained in one ot more development plan documents. It would be
for iocal planmng authontleq to deuue whether sucb proac“we 1mplementat10n of local

attempting to im nlemer t pulu‘: v.

On one level, LDOS could ke ‘ased o ektend permitted develo ment *ights Across the

minor and to whml'\ permlssmn is mvarlablv gwen — most l kely small—qmle hou::eho*der
development. A local planning authority may choose to take such an approach in order
to reduce officer time spent on routine applications thus freeing resources to
concentrate on more major spplications and the development of a shared vision and
strategy [or its area.

LDOs could also be used to provide permission for certain types-of development in parts
of a local planning anthority area. For example, a local planning authority may wish to
make an LDO to assist in the regeneration of an employment area or industrial estate
or guide developmens in areas where significant charge is anticipated.

An LDO ceuld also be site-specific to-bring forward development of a particular site.
This could be to assist with the provision of flagship development to be a catalyst for
regeneration or to encourage the prevision of housing on a particular site.

In practice, to ensure that such LDOs deliver the right type of development they may
well need to refer to-guidance, for exanipic on desigr, produced by the local planning
authority. In adcht'on, lecal planming: authorities should consider whether an LDO
linked to a design code might allow the timely delivery of high quality developments
Guidance on design codes will be published separately.

Restrictions on LDOs

14.

15.

A local planning authonty can choose to restrict the potential scape of an LIDO. For
example, an anthority may direct in the LDO that permission does not apply in relation
to a particular development or in particular areas. Similarly, it may choose to specify
conditions or limitations within the LDQ which will apply to the permission granted.

A number of statu‘torﬁ'ré_strictions also apply to types of development permitted by an
LDO. These prevent a locel planning authority making an LDO%

. for development affecting listed buildings.

. for development that is likely to. have a significant effect on a Buropean site’ and
is not directly connected with or necessary to the management of the site.

. for develi‘p*nant. of the type specified in Schedule 1 (“EIA development”) to the
Town and Ceurttry Planning {Environmental Impact Assessment etc) {England
and Wales) Regulamons 1999 (“the F.IA Regulaticns”).

#Bee areicle 2R{15) of the GDPO,

3 Within the meaning of regulau n 10 of The Conservation (Namrm Habirats, &¢£.) Regutations 1994 - “the Habitas
Regulations”
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18.

19.

20.

21.

23.

Listed buildings — The Listed Buildings Act and Planning Policy Guidance Note 15 set
the legislative and policy framework that seeks to ensure the proper protection of the
historic envirenment. Local planning autherities are prevented from making LDCOs
atlowing' development that would affect a listed building. This restriction applies not
only to develcpment to such a bi;iilding, buz also to otherdevelopment that might have
an adverse irmpact on the setti ng of such a building.

An LDO cannot remove the néed for other forms of consent. So, for example, where
conservation area consent is needed, an LDO would not remove the need for that, but
could remove the need for planning permission for certain types of development in a
conservation area. :

European sites — LDOs are restricted from permitting development that is likely to
have a significant effect on a European site. This restriction of the power to make an
LDO covers potential development not only on such-a European site, but also
development in the vicinity that might affect the site.

Where a local. planning authq:iﬁy has made an LDO and an area of land within the
scope of the LIDO is subsequentiy designated as a Europgan site, the authority would be
under a duty to review whether the LDQ would have a significant impact on that site.
Foliowing that review, they- will need to consider whether they will need to modify or
revoke the LDO to ensure ongoing compliance with the statutory framework.

EIA development — An LTND cannot be made -permitring Schedule 1 EIA
dﬂvelopment Although, in practice, it is very unlikely : that a local planning authority
would: seek to-do so, given the large-scale nature of such development, for the
avoidance of doubr, this is prevented.

Although a restriction applies in relation to Schedule 1 development, Schedule 2
development is not necessarily prohibited, An' LD ‘can be made to permit such
development subject to compliance with EIA requirements. The procedure to be
follewed befere an LDO can be made in respect of Schedule 2 development will ba set
cut in the EIA Regulations.

Following that procedure will ‘ensure that any necessary assessment of the likely
significant effects of a propose:f development is carried out, but will not restrict the
potential benefits that might accrue from the ab111ty of local planning authorities to
make such an LDO. -

An LDO may be made where there is no known potential developer. In such cases it
would be for the local planning autherity to decide whether they wished to incur the
necessary costs associated with carrying out an environmental impact assessment
themselves. It is expected that LDOs will often he developed in tandem with the
fermulation of the development plan document to which it relates. Local planning
authorities may be able to redizce the potential cest of producing an assessment by
preparing it as an extension of the work requiréd in producing a Strategic
Environmental Assessment for- their plan document. Where & local planning authority
is aware of interest from a speuﬁc‘ developer for development preposed by an LD it is
expected that they would seek to engage the developer in ensuring the requirement to
have carried our the assessment is met.




Making an LDO

24,

Local planning aiithorities are encouriged to- make an LDQ at the same time as the
development plan document to whicki it telates. This will enable the authority to carry
out consulration at the same time and thereby potentially reduce the overall resource

cost of preparation. It will Ialso allow those being consulted to see at the earliest possible
stage how the auth tity -intends to- dse an LDO to implement policies in the
development plan document. However, hE:I_E:- is no requirement for an LDO to be made
at the same time. An authority may introdiuce an LDO at any time after a development

plan document is in piace.

Whilst an LDO- can be prepared at any time, it can not be adopted until the
development plan document {or documents) to which it relares have been adopted by
the local planning authority or approved by the Secretary of State.

Conditions

26.

[
~]

Although an LDO can be made without conditions, it will often be necessary to impose
conditions in the LDO'tI('J 't_r'l':mre that it is capable of delwermg the objectives for which
it is made. These conditions should set cut clearly what development is, and is not,
allowed. Alternatively, oﬁd’itiens could - specify- that development is in accord with
other supplementary p nmng documents, for example, on deagn ot a design code.
Conditions cotild-also require the developer-to carry out an acticn in relation to the

development, for example notifying ﬁe:ghl"ours priotr to commencement of works.

When seeking o' 1mpuae conditions in an- LDO the local planning authority should

consider their suralnhty in the same way as they would for an ordinary planning
permission. ' :

Statement of Reasons

28.

When preparing an-LD_Q,‘ a local planning authority. must produce a concise statement

- justifying why an LDO shoild be made. This is known as a statement of reasons. The

statement must inclu'd'e:

. a description of the development which would be permitted.
° a statement of the policies wh.ich the LDQ would implement.
° a plan or staternent identifying «

h' 'Iaﬁcl to Whl\,h the LDQ would apply.

It will be important that the statement is eleat as to the scope of the LDO and the
purpose for which the LIDO is made. The statement should avoid technical language

and should be und mtai da‘ole to the 1& persan

Consultation and'-PUincity-

30

althougn it.ds recommended that m’*orrndl conuultanon takes pldce before or dunng the

drafting of the LDO.

L T

. T v
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33.

34. .

When making an LDO, an authority must comply with the same publicity and
consultation requirements as are required fer the production of a development plan
document. They must, in addition, consult any body who would have been a statutory

consultee for an application for planning permission for'the development in question.

Although' the Commission for Architecture and the Built Environment (CABE) is not
a statutory consultes, a local planning authority is em*curaged to consult CABE where
an LDO is intended to cover 1mportan': design-issues for significant sites or areas.

send a copy of the dr aft LDO to that petson or bcrw Logethel with a copy of the
statement-of reasons. They ShOUld specify a deadline for comments whick must be at
least 28 days-after the. date on: which they send the documents to that person. The
authority must not adopt an LDO unti! after the spemﬁed deadline for comments has
passed and must take into account any representations received.

While local planning autherities are encouraged to carry out the consultatior and
publicity. a the same time as théy consult on a development plan document, an LDQ
does not réquire independent testing and is not _sub'j:ecr_ 1o the Inspector’s binding
report. Where consultatiort takes place at the same '*irﬁE, an anthority will need to bear
in mind the likelihood that the development plan document to which the LDO relates
might well change. If- the policy in a development plan documert to which the LDO
relates-is changed in sacb a way that the draft LDO needs to be revised, the local
planning authority miist re-consult on and publicise the tevised drafc LDO in the same
way as before. Revisions not made as a result of a change to the development plan
document, for example, to reaponn t0 more generol responses to consultation, do not
necessarily require further re-consultation. However, if the revisions are substantial,
local planning authorities should re-consult on the proposed LDO.

Consuitation with the Secretary hf State

35

36.

Before adopting-an LD(), a local planning authority must send a copy of the draft LDO
and statement of reasons tc the Secretary of State. The authority must not adopt an
LDQ until either:

. the Secretary of State has confirmed in writing that he does not intend to make
a directicn under section 61B(1) of the 1990 Act. or;

. a period of 21 days has elapsed from the date on which the draft was sent to the
Secretary of State, and the Secretary of State-has neither notified the authority
that he intends to make r;uc:h a direction, or that he requires more time to reach
his decision.

Where the Secretary of State gives a direction under Section 61B{1) requiring that an
LD is submitted for approval, he may approve or reject it. The Secretary of State may
also, at any time, direct the local planning authority to modify an LD, if he considers
it unsatisfactory. However, an authority is not obliged to adopt the L3O — it can decide,
at any time, not to adopt an LDO.




37.

thelr statement of Leasom and partu_ulars or any revision or revocation of an LDO
including the date: when the revision or revocation took effect. A draft LD and its
statement of reasons must be placed on the register at the same tme as they are sent to
consultees. Adopted LDOs must be placed on the register within 14 days of the date on

which they are adopted; -

38. Revoked LDOs, and previsicns which have subsequently been revised must remain on
the register; but the register must make clear that they are no longer valid.

Report

39. A 1cscal plannmg authont‘}r must report to the Sec*e*ar*; of btate each year on tb.c extent
performance of the LDO_ agamst that }ustLﬁLatlcn.

~40. It will be for the 10:';:@-13'pl:amﬁing authority to. dete‘rmine h‘ow it monitors the success of

for which it was m; r___examplc, on large devezopmcnt_s_ 10Cd.1 pla.nm_ng authortries
may wish to monitot progress through site visits. Alternatively, on smaller development,
such as where permitted household development has been extended, a simple
notification requirement may be an option.

Enforcement

41.  Failure to comply with a condition attactied to an LDO will be enforceable by the local

planning authont\r in tLe normal way.

Revocation or Am‘eridfﬁ’ehi of an LDO

43.

Once made, a local planning authority 'a_n-:rc\_rise'm' revoke an LDO at any time. An

permission whmh W

pranted subject to’ COJdltl’)nS Wlthm._ 12 thonths from the date on which the LDQ is
revised or revoked: Sl _

5




44,

45.

Local planning authorities are encouraged o include a provisicn in every LDO which
allows development which has started under the provision of the LDO to be completed

in the event that the LDO is rex:roked or revised.

lawfull‘y u*ldcrtal\en T I‘e"c is thc.rt,to*'e- no need to mr_r")dure a provision ")f this type in
respect of r:omplf:tc'1 development.

Section 2 — Outlme Plannmg Iermlsqlon and Reserved

Matters.

Legislative Provision

46.

The amcndmen':s to artmlea 1 and 3 of the GDPO modify the cutline planning

permission regime in re;anon o the information to be provided at the outline

application stage and the matters that may be reserved.

Background

47.

43.

49.

The planning system: regulatés development through the: granting of planning
permission. In doing so. decisions must have regard to national, regional and local
plannmg pﬁhnes "Io ‘ensure developmcnt *akes ";rop..x dccount of such pohc:‘,r

.needcd w1th the planmng appl‘ca"lon to allow fo'" such assessment.

CQutline applications a’ll')W fm a 'decision on the gencral principles of how a site can be
developed. They are typically used where applicants are. lookmg for formal agreement
ghout the amount and nature r:f development that can take place on a site prior to
preparing detailed proposals, .

The arnendments rnade to the GIDPO, when taken ak‘n?side the requirement to submit
more ;warlv rhat rhe proposals have bLen propf,rl‘{ canmde* ed in the light of relcvan

pohues and the site’s constraints dIlCl Opportumtx&s [nformation p"wu..ed as part of the
ma_ke_rs_ and -Iqu.l commumt_les. __I “hey will also provl_de :th_e_ basw for greater and bettar
informed community involvement in the planning process. .

Reserved M-atteré

Qutline permission is granted subject to a condition requiring the subsequent approval
of one or more reserved mattérs. A definition of cutline plamming permission and
reserved matters is set out in artdcle 1{2) of the GDPO. Reserved matters previously
consisted of si ting, design, extemal appearance, means of access and the landscaping of
the site.

i
4
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hls 50 that reserved matters are:

The changes made o' the C DPC: rewse:_

. Layout — the -way in which buvd*ngs, routes and open spaces are provided within
the development” and then‘ relaﬂomlnp to buildings and spaces outside the
development.

. Scale — the helght, width and len gth of each building proposed in relation to its
surroundings. - :

. Appearance. — the aspects of a bu*ldng or place which determine the visual

impression it makes, :.xcludmg the external built form of the development.

¢ Access — this covers accessibility to and within the site for vehicles, cycles and
pedestrians in terms of ‘the positioninig and treatment of access and circulation
routes and how these fit into the: mrroundmg access network.

¢ Landscaping - this is the treatme‘nt of private and public space to enhance cr
protect the site’s amenity through hard and soft measures, for example, through
planting of trees or hedges or screening by fences or walls.

Information to be Subniitted with an Outline Application

52.

With an application for outline plannmg permission detailed consideraticn will always
be required on the use and amount of development. In addition, even if layout, scale
and access are reserved, an application will still require a basic level of information on
these issues in the appncatlon Asa mlmmum, therefore, applications should always
include information on: .

. Use — the use or uses pmp_osed-- for .the development and any distinct
development zones within the site identified.

o Amount of development — the ameunt of development proposed for each use.

¢ Indicative layout -- an indicative layout with separate development zones
proposed withir the site boundary where appropriate.

. Scale parameters — an indication of the upper and lower limits for height, width
and length {:-f each building within the site boundary.

. Indicative access' pomts -~ an area or areas in which the access point or points to
the site will be situated.

Design and Access Stat"er_n'en-ts Acco_m?bgnying an Qutline Application

53.

Design and access:s ts play a. partmular mole in linking general development
principles to final ¢ etallf,d designs. A stazement accomparying an outline application
must explain how the applicant has ujm dered the proposal, and understands what is
appropriate and feas}ble for the site in'f -context. It should clearly explain and justify
the design and access principles that it he used to develop future details of the
scheme. Such information will help _"ommumry involverment and informed decision

making, The dc51pn and access statcment will form a link berween the outline
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perraission and the consideration of reserved matters. Further information on the use
of design and access statements in the planning application process is set cut in the
fo’lown 1g section of this Cm:ul

Requirements for Additional Information

54.

55.

The changes made to the outline planning permission regime do not affect a local
planning authority’s ability to require further informaticn. This pawer® enables the local
planning authority which is to derermine ar application to direct an apglicant in writing
to supply any further informaticn necessary for them to determine an application.

Similarly, under article 3(2) of the GDPC, where a local planning authority that is to
determine an application for outline plannmg permission are of the opinion that, in the
circumstances of the case, the application ought not re be censidered separately from
all or any of the reserved matters, they can within ene month, beginning with the
receipt of the application, notify the applicant that they are unable to determine it
unless further details are submitted, specifying the further details they require.

Section 3 — Design and Access Statements

Legislative Provision

36.

W
]

58.

Section 42 of the 2004 Act substitutes a new section 62 of the 1990 Act and amends
section 10 of the Listed Buildings Act so as to provide that a statement covering design
concepts and principles and access issues is submitred with an application for planning
permission and listed brilding consent. Section 42 alse inserts a new section 3274 into
the 1990 Act, which prohibits,” among other things, & local planning authority from
entertaining an application unless it is accompanied by a design stetement and an access
statement, where requited.

New article 4C of the GDPO and regulation 3A of the Listed Buildings Regulations sets
out the detailed requirements of such a statement in relatwn to planning permissions
and listed building conserits respectwew

One statement should cover bot_h design and access, aliowing applicants to demonstrate
an integrated approach that will deliver inclusive design, and address a full range of
access requirements throughout the design precess.

Background

PPS1" sets out the overarching planming policies .on the delivery of sustainable
development through the planting system. Good design plays a fundamental role in
achieving this. As PPS1 states;

é The pawer is provided by secrion 62(3} of the 1590 Azx and regulaticn. 4 of the Town and Country Planning
{Applications) Regulations 1988 (SI 1985/1312)

7 Plaaning Policy Statement I: Delivering SBustainable Development {CCDPM 1005}




60.

al.

63.

64.

65.

66.

ab&e, durable ond adaptable places and is a key

"(Good des:g"l ensures LI»WGCEH;E,
element in achieving sustainable development. Geod design is indivisible from good
planning. L’Icm*ung aquthorities shor 3pum positively for the achievement of high quality
and inclusive design for. all deuelopment including individual buildings, public and
private sbaces .and_.wl_de_r. arect development schemes., Good design showld contribute
positively to making places better for people. Design which is inappropriate in its context,
or which fails to take the opporturitics available for improving the character and quality

of an area and the way it functions, should fot be accepted.”

A design and access statement is a short report accompanying and supporting a
planning application to illustrate the process that has led to the development proposal,
and to explain and justify the proposal in a structured way.

Design and access statements must not be used as a substitute for drawings and other
material requircd to be submitted for d’ete’r"n" nation as part of the plann'mg app"ication
commitment to achieving good deSan and. ensuring a-.c:ﬂssmlhty in the work they
undertake, and allow them to show how they are meeting, or will meet the various
obligations placed on them by legislation and policy.

The level of detail required in a design and access statement will depend on the scale
and complexity of the application, and the length of the statement will vary accordingly.
Statements must be propurtlonate to the complexity of the application, but need not be
long. :

Design and access statements help to ensure development proposals are based on 2

‘thoughtful desigr procéss and a sus'tainab_lé;?ipproach to.access; they allow rhe applicant

to explain ard justify their proposals; and they help all those assessing the application
to understand the design and access rationale that underpins them. Statements should
impreve the quality of propesals.

Development proposals that are not based on a good understanding of local physical,
economic and social context are often unsympathetic and poorly designed, and can lead
to the exclusion 'of-::pé_rticular communities. A major part of a design and access
statement is the éxplanation of how local context has influenced the design.

For local planning authorities, design and access statements will enable them to better
understand the analysis which has undetpinncd the design and how it has led to the
development of the scheme. This will help negotiations and decision-making and lead
o an improvement in the quality, sustainability and inclusiveness of the development.

Design and access sta'tements wﬂ; alllj‘;? local tammunities, access ?mups, amenity

for the proposal o be more transparen £ Stak:(‘.'h()ldcr% and the local pla*mmp authority.

Ir should be rccognmd that dewgn and access 5tatements are a communication toc;

quahay design and access by thnmﬂelves ansﬂ plcmnmp au*horltlea should tl‘eretore

il
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have clear design and access policies as required by PPS1:and PPS12, and the Town and
Country Plarning {Local De Jebpment) (England) - Regulations 2004. These require
that a Iocal p_l_a_nmng authority’s _lot,al development documents include policies relating
to design and access. They shouid use design and access statements to help assess the
design of a. pmpc&al against: tne relevant policies and proposals set out in local
develcpment domments

When a Design._a'nd Access Statément is Required

68,

69,

A design and access statement roust accorpany planning applications for both outline
and full planmng permissions. The elements to be déscribed in design and access
statements will be. the same regardle%s of whether the application is for cutline or full
planning permission, but their scope will differ. What is required in both outline and
detailed statements is explained below.

As set out in the GDPQ design and access statements will be required for all planning
applications except for: :

. a material change in the use of land or buildings, urless it also involves
operational development. :

‘ engineering or mining operations.

. development of an e.xist:lng dwelling house, or development within the curtilage
of a dwelling house for any purpese incidental to the enjoyment of the dwelling
house, where no part of that dwellinghouse or curtilage is within a designated
area. “Designated area” mzans a National Park, site of special scientific interest,
.conservation area, area of outstanding natural bf-ﬂuLv, World Heritage Site and
the Breads.

Design and access statements aré not required for applications relating to advertisement
control, tree preservation ordersf'or storage of hazardous substances.

Once sansﬁed thar tbe iemgn and access statement meets the requirements of the
GDPO; the local planning authority should piace the design and access statement on
the public register with the applidation to which it relates. Design and access statements
should also be sent to consult&es along with individual planning applications.

The Status of a Desu_:gn and Access Statement and its Role in Decision
Making

-

{

-

2.

3.

Statements will explain and justify proposals already set in the planning application, but
they will also set out the principles and concepts that will be used when thar progosal
is developed in the future. In particular, for outline planting permission, applicants and
local planning authorities should.consider how they wilt ensure the relevant parts of the
statement are adhered to for the drawing up and assessment of future details. This may
be as part of the consideration of an application for approval of reserved matters or any
other matter reserved by conditi}c’m such as materials ot lzndscaping details.

Fixing the principles ‘.ontdmed within the statement ro future decisicns will be
particularly relevant in the case of outline planning applications. Here, the local




planning autherity: should ensure tHat tht., development approved by an outline

planning permission is cons Lramed to the parameters desciibed in the design and access
statemerit sub‘mtted w1|:h the: apphcduon and that any future decisions relating to that
outline permission are consistent with the statement,

In some cases information provided may need to be amended as designs are worked up,
especially where they are not only setting out objectives for the building or space, but
aiso a pr(‘cess to achmve tLese ob]%twe.s For example mf(,rmatu‘n on mcluswe ACCESS.

approval. Local ﬂlannmg autherities may- feel that dddltlondl mf )rmatrm, building on
the original statement, is reqmred at the reserved matters stage. In such cases the local
plannirg authoricy s'hould consider setting out such a requirement through a condition

on the outline plannirig application.

Pre-application Discussi’bns: and Negotiations

75.

PPS1 advises that pre- applmatlon discussions are critically important and benefit both -
developers and local; plahning authorities in ensuring a better mutual understanding of
objectives and the. constraints that exist and that local plarmmg authorities and
applicants should takea positive attitude towards early engagement in pre-application
discussions. Although ot specifically required by either the GDPO or the listed
building regulations it is considered gocd practice to use design and access statements
as an aid to pre-application discussions. Statements can be a cost effective and useful
way to discuss a proposal throughout the design process, whilst early discussion on the
inclusive access component should help to establish any initial access issues.

Local planning authofities' are urged to-consult CABE at the earliest opportunity where
they consider a pmposal rafses, or is likely to raise, significant design quality and access
issues. :

Presenting the Information

L]
:'?I-

78.

A design and access statement can be presented in various formats. For most
straightforward plannmg applications, the statement may be only short, for some only a
page may be needed; whereas for more ‘_O'Ilphcatcd planning applications, a more
detailed format and,’ perhdps, longer document is. likely to be necessary. For larger or
more challenging sites, the design and access statement may also include drawings and
plans illustrating the various issues which the scherme has responded to, However, whilst
its length and Lofnplemty may vary, what is mlportdn" is that the document is concise,
and effectively covers. all of the design and
It is also acccptdble;to submit a desigri__d. 1_:3(‘-(..655 statement in other formats, for
example electronically, unless a local planning authority specifically require hard copy.

Design and access statements may include, as appropriate, plans and elevations;
thotographs of the site and. its surroundings; and any other relevant illustrations. For
large and complex schemes, a model of the praposed development in the context of its
surroundinps ma.y alsn"a'ct:ompany the. s't'aterne'nt but sh(,uld not be a substitute for it.

"ubnntted with the plam ing applmatmn
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79.  Local planning autherities may need to make statements available in alternative formats
(large print, audio tape etc) to comply with the requirements of section 21 of the
Disability Discriminarion Act 1995, Statements will be placed on the public repister and
should ke available in aitemativ:e formats.

What is Required in a Design .and Access Statement - the Design Component

80.  The design and access statement should cover both the design principles and concepts
that have been applied to the proposed development and how issues relating to access
to the development have Leen dealt with. Statements should evolve thrcughout the
design and development process.

81. A desipr: and access statement should explain the design principles and concepts that
have been applied to particular aspects of the proposal -- these are the amount, layout,
scale, landscaping and appeatance of the development.

82. The amount of development is how much development is proposed. For residential
development, this means the namber of proposed units for residential use and for all
other development, this means the proposed floor space for each proposed use.

83. Amount cannot be reserved within an outline application, although it is common to
express a maximum amount of floorspace for each use in the plancing application and
for this to be made the subject of a planning condition. The design and access statement
for hoth outline and detailed spplications should explain and justify the amount of
development proposed for each use, how this will be distributed across the site, how the
proposal relates to the site’s sutroundings, and what consideration is being given to
ensure . that -accessibility for users to and between parts of the development is
maximised. Where the application specifies a range of flcarspace for a particular use, the
reasons for this should be explained clearly in the design and access statement.

84. The layout is the way in which buildings, rcutes and open spaces (koth private and
public) are provided, placed and orientated in relation to each cther and buildings and
spaces surrounding the development.

85. Iflayour is reserved at the (}utlinfe stage, the outline planning application sheuld provide
information on the approximate location of buildings, routes and open spaces proposed.
The design and access statement accompanying an outline application should explain
and justify the principles behind'the choice of development zones and blocks or huilding
plots proposed and explain how these principles, including the need for appropriate
access will inform the detailed layout. The use of illustrative diagrams are encouraged
to assist in explaining this. '

86. For detailed applications, and Qutlillﬁ: applicaticns where layout is not reserved, the
design and access statement should explain and justify the proposed layout in terms of
the relationship between buildings and public and private spaces within and around the
site, and how these relationships will help to create safe, vibrant and successful places.
An indication should alsc be given of factors important to accessibility of the site for
users, such as travel distances and gradients, and the orientation of block and units in
relation to any site topography to afford optimum accessibility.

.
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