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When completing the statement [text in square brackets] should be edited as follows:
[Highlighted text] should be customised by the LPA before implementation.
[Normal text] should be replaced as necessary when drafting.
[Italic text] is instructional and must be deleted before finalising the document.
[bookmark: _Toc227073127]Introduction
This document is a Planning Statement and Project Plan to guide pre-application discussions for [address of site]. 
The key objective will be [insert the vision for the site].
To meet this objective, a partnership approach between the Council, the developer and the community will be required. This will be delivered through a programme of comprehensive and well-structured pre-application discussions, together with meaningful public engagement. 
The purpose of this document is to provide an outline planning context and to establish a framework for taking forward the pre-application process by setting out the necessary aims, objectives, timescales, roles and responsibilities.
This document provides:
The aims and objectives of the pre-application process and the benefits of a front-loaded approach to these discussions
A brief background to the development
The relevant planning policy framework
	The council’s aspirations for the site
The potential impacts of any development that may need to be addressed
A list of the documents that will be required to support a planning application
Details of the main project outputs and associated timescales 
A list of key contacts in the Council and other public bodies
The approach to project management including roles, responsibilities and performance standards.
A detailed project plan
The Project Plan is a live document and will be updated as necessary as the project progresses.
[bookmark: _Toc227073128]Confidentiality
Applicant’s sometimes request that at this stage their pre-application request is treated as confidential.
The Council is governed by the Freedom of Information Act 2000 and the Environmental Information Regulations 2004 in how it handles the information that it holds, and this includes pre-application information.
Under this legislation, there is a presumption that Councils should disclose information (including pre-application information) to the public, unless its disclosure would adversely affect the interests of the person who provided the information (Regulation 12(5) Environmental Information Regulations). Therefore, as a matter of law, the Council retains an absolute discretion on the disclosure of any information it holds. 
If the Developer wishes the Council to treat any pre-application material as confidential, then the Developer will need to identify the specific information that this applies to, set out the reasons why and for how long it needs to remain confidential. This statement should refer to the provisions in the Regulations, particularly Regulation 12(5). The Council will consider this information when it makes any disclosure decision.
What normally happens
Generally, the Council will treat as confidential the pre-application information it receives from the developer up to the point that the scheme is reported to the Council’s Planning Committee or otherwise made public by the Developer (eg community engagement takes place or a planning application is made). 
Thereafter, if the Council receives a request to disclose pre-application information, it is under a duty to consider why the specific information cannot be disclosed at that time. If the developer has indicated that they wish us to treat any material as confidential, the Council will contact the Developer to see if the circumstances have changed, whether you still wish the material to be treated as confidential and the reasons for this, before we decide about disclosure. The law requires the Council to retain absolute discretion on the disclosure of any information it holds. 
Viability information
With respect to viability assessments, the NPPF requires, “All viability assessments …  should reflect the recommended approach in national planning guidance, including standardised inputs, and should be made publicly available”.
[bookmark: _Toc227073129]Aims and Objectives
The key aim of this project is to undertake a comprehensive programme of pre-application discussions, over an appropriate timescale that will shape the future development proposals for the site. This will involve a process of community engagement, which is appropriate to the scale and nature of the development.
The objective will be to ensure that as a result of this process the proposals for which planning permission is sought will deliver a high quality, sustainable development that: 
complies with local, regional and national planning policies;
contributes to the on-going regeneration of the area; 
takes account of the needs and aspirations of the local community and other stakeholders; and
responds positively to the recommendations of a thorough Environmental Impact Assessment process if any Screening Opinion decides an EIA is necessary.
To achieve the aims and objectives described above, the pre-application process will comprise a structured programme of discussion that facilitates an exchange of information, assessments and recommendations to develop the scheme through a partnership approach. It will be important that a constructive dialogue is established between the developer the Council and its public partners to shape the proposals at the earliest possible stage in the development of the scheme. The challenge of developing the proposals for the site will require an approach that is both innovative and flexible, but operates within a clear set of parameters set out in the Project Plan.
[bookmark: _Toc227073130]Benefits of the front-loaded approach
The principal aim of pre-application discussions is to “front load” the statutory planning process so that key issues and matters of principle can be discussed and scoped in advance of the submission of a formal application. This is in line with Government Guidance on handling major planning applications and is the Council’s preferred approach to major project development.
The front-loaded pre-application process can provide many benefits, particularly for large scale development schemes. It can:
Provide the applicant with greater clarity and certainty;
Help to identify and resolve complex issues at an early stage;
Ensure local communities and stakeholders are appropriately engaged;
Assist in achieving determination of applications within the statutory period; and
Improve the quality of planning applications and decisions.
Successful pre-application discussions on major development projects require a partnership approach, with certain responsibilities and commitments on the part of both the Council and the developer. These will be set out in a Planning Performance Agreement that will support the process.
[bookmark: _Toc227073131]Background
[A brief description of the site and the surrounding area drawing out features that are likely to be relevant to the proposed development]
[bookmark: _Toc227073132]Site description
The site has an area of [XXX]
The premises are currently occupied by [XXX]
It is located at [XXX]
The surrounding area is [XXX]
The site is within the [XXX]
[bookmark: _Toc227073133]Relevant planning history 
The following planning decisions are relevant to the proposal:
[XXX]
[XXX]
[bookmark: _Toc227073134]Proposed development 
The proposal is for [XXX]
[bookmark: _Toc227073135]Planning Policy Framework
[This is a standard section that explains the planning policy framework – only the bullet point list in square brackets would need to be completed. It has been drafted for a London Borough and would need to be redrafted as appropriate before the template is used.]
The current development plan applicable to this site within the London Borough of [XXX] comprises the London Plan [YEAR], [XXX] Local Plan [YEAR] and [XXX] Neighbourhood Plan [YEAR].
[bookmark: _Toc514261409][bookmark: _Toc227073136]London Plan 
The London Plan is the overall strategic plan for London. It sets out a fully integrated economic, environmental, transport and social framework for the development of the capital to 2036. It forms part of the development plan for Greater London. London boroughs’ local plans need to be in general conformity with the London Plan, and its policies guide decisions on planning applications by councils and the Mayor. 
The London Plan was first published in 2011 and has been updated several times since then. The latest version was adopted in 2021 and a copy of this document is available online at http://www.london.gov.uk/priorities/planning/london-plan.
Of particular importance to this proposal are ... [a short narrative of the key SDS policy areas – NOT A LIST OF POLICIES]
[bookmark: _Toc514261410][bookmark: _Toc227073137]Local Plan
Planning decisions are made by referring to a comprehensive framework of policies adopted over the years that outline how we want [Name of Council] to develop. The Local Plan is a portfolio of documents that works in conjunction with national policy and the London Plan to form the development plan for the borough. It sets out a framework for how development and growth will be managed in the borough including where new homes and infrastructure will be located and how new jobs will be created. The Local Plan includes a suite of Development Plan Documents (DPDs) and Supplementary Planning Documents (SPDs).
Development Plan Documents
[XXX]
Of particular importance to this proposal are ... [a short narrative of the key LP policy areas – NOT A LIST OF POLICIES]
Supplementary Planning Documents
SPDs have been developed to help clarify what the council expects developments to provide and protect. Those relevant to this scheme are:
[XXX]
Of particular importance to this proposal are ... [a short narrative of the key SPD requirements – NOT A LIST OF POLICIES]
All the above documents are available from the Council’s website ([link to Council’s website]) along with other guidance to assist the public in designing their development proposals.
[bookmark: _Toc227073138]Neighbourhood Plans
[Include if relevant]
[Explain if a NP has been made or is emerging that relates to the site]
Of particular importance to this proposal are ... [a short narrative of the key NP policy areas – NOT A LIST OF POLICIES]
[bookmark: _Toc227073139]Central Government
With respect to Central Government policy and guidance and other relevant documents, it is expected that any developer will be familiar with such matters. The following documents are however particularly relevant:
National Planning Policy Framework 
National Planning Practice Guidance
National Design Guide
National Model Design Code
Of particular importance to this proposal are ... [a short narrative of the key national policy areas – NOT A LIST OF POLICIES]
[bookmark: _Toc227073140]Site Constraints and Opportunities
[bookmark: _Toc227073141]Key planning policies relevant to the site
[Apply the key policies identified in the previous section that any decision on this site will turn on and explain how they apply to the to the site and the proposed development – DO NOT just list all policies, only focus on the key ones and explain their relevance and how they apply]
[XXX]
[bookmark: _Toc227073142]Development Plan designations for the site
[Identify any key designations in the development plan that relate to the site and what their implications could be]
[XXX]
[bookmark: _Toc227073143]Site constraints
[What are the constraints – eg highway access, landform, flooding, trees, heritage assets, building heights etc and what their implications could be]
[XXX]
[bookmark: _Toc227073144]Opportunities
[What are the opportunities – eg opportunities for higher density, reduced parking, good public transport links, proximity of amenities like parks or town centre facilities etc related to the proposed development]
[XXX]
[bookmark: _Toc227073145]Section 106 requirements
[Set out the key asks – a high-level list of heads of terms with details where possible]
[XXX]
[bookmark: _Toc227073146]Design and Impact Issues
[This is an initial high-level urban design analysis of the site and starts to touch on its potential in the context of the proposed development]
[bookmark: _Toc227073147]Key design issues
It may be necessary to add to any of these as the development evolves through the pre-application process.
Key site features
[XXX]
Key features of the surrounding area
[XXX]
Aspirations for any development of the site
[XXX]
[bookmark: _Toc227073148]Key impact issues
It may be necessary to add to any of these as the development evolves through the pre-application process.
Potential impacts on the immediate vicinity
[XXX]
Potential impacts on the wider area
[XXX]
Aspirations for any development of the site
[XXX]
[bookmark: _Toc227073149]Planning Application Documents
The application shall be accompanied by the following documents. 
The statutory national list of planning application requirements: 
Completed form (including ownership/agricultural holding certificates etc) 
Site location plan 
Other plans/information necessary to properly describe the development 
Design and access statement 
[Biodiversity Information]
[Fire Statement]
[Environmental Impact Assessment]
[XXX]
Appropriate fee 
The statutory local list of planning application requirements (subject to further discussions with the Council): [amend as appropriate] 
[XXX]
The additional local list of planning application requirements (subject to further discussions with the Council): [amend as appropriate]
[XXX]
Any documents necessary for the Community Infrastructure Levy (subject to further discussions with the Council): [amend as appropriate] 
[XXX]
[bookmark: _Toc227073150]Key Outputs and Timescales
It is envisaged that the programme will comprise 5 main stages. These are summarised below, together with what is expected from the Council and the Developer at each stage. 
[bookmark: _Toc227073151]Stage 1: Initiation: strategic input
	What we expect from the developer
	What happens
	What is the expected outcome

	OS map of the site
Description of development
	Meeting with more senior officers (on large schemes Corporate & Political Leadership) to look at strategic issues
Consider and agree strategic issues and the process needed to address them
	Planning Statement/masterplan
Project Plan
Planning Performance Agreement
Draft community engagement strategy
EIA Screening Opinion
Ward member input



[bookmark: _Toc227073152]

Stage 2: Urban design: defining the place
	What we expect from the developer
	What happens
	What is the expected outcome

	Draft Design & Access Statement including an urban design analysis
Draft concept scheme, potentially including options
	Understand the site, it’s surroundings and the nature of the development and how it can be accommodated
Establish urban design principles in one or more design workshops. 
Discuss consultation methodology & identify relevant consultees
	Design & Access Statement
Concept scheme, potentially including options
EIA Scoping Opinion (if required)
Confirmation of required technical studies 
Consultation Strategy
Design Review Panel
Presentation to Planning Committee



[bookmark: _Toc227073153]Stage 3: Community engagement
	What we expect from the developer
	What happens
	What is the expected outcome

	Illustrative material of proposed scheme, potentially including options
	Meaningful engagement with the community affected
An explicit feedback session
	Draft statement of community involvement
Amendments to concept scheme



[bookmark: _Toc227073154]Stage 4: Application preparation: addressing the issues
	What we expect from the developer
	What happens
	What is the expected outcome

	Draft planning application
Draft EIA (if required) and other supporting documents
Draft heads of terms of S106 legal agreement
	Consider and address the comments raised by the local community
One or more workshops to understand the details of the development, its impacts on immediate neighbours and the surrounding area
	Completed planning application
EIA (if required)
Agreed S106 heads of terms
Ward member input
Design Review Panel
Presentation to Planning Committee



[bookmark: _Toc227073155]

Stage 5: Closedown: finalising the application
	What we expect from the developer
	What happens
	What is the expected outcome

	Final amendments to planning application
Final EIA and other supporting documents
Final amendments to heads of terms of S106 legal agreement
	Address any final comments from members
Finalise the application & S106 legal agreement
	A valid planning application ready for submission
A well-designed scheme that benefits from a fronted loaded process
Review of process



It is understood that the developer is aiming to submit a detailed planning application by [approximate date]. Given the limited time available it is important to agree a programme of pre-application meetings within the context of the five-stage approach detailed above. 
An indicative programme showing individual meetings is set out in the Project Plan attached as an appendix. This programme will be kept under review and may be subject to further change as discussions progress. 
[bookmark: _Toc227073156]Project Management Framework
[bookmark: _Toc227073157]Core project team, roles and responsibilities
[Council’s Name]
	DM case officer and project lead	[Officer’s Name]
Urban design expertise	[Officer’s Name]
Transport expertise	[Officer’s Name]
[etc …]
Applicant
Developer	[Development Co Ltd]
Architect	[Architectural Practice Ltd]
Agent	[Planning Consultants Ltd]
[etc …]
[DM case officer’s name] will be responsible for co-ordinating meetings, preparing agendas, circulating minutes and preparing regular updates for core members of the team and other Council officers/external organisations who are contributing. 
[Developer’s agent contact name] will be the principle point of contact on behalf of the developer. 
The discussions will progress based on a series of meetings of the project team to discuss specific topic areas. Officers from other service areas within the Council (eg Housing, Transport etc) and representatives from external bodies (eg GLA, TfL, HE, EA, NE etc) will support the project team as necessary and will attend relevant topic meetings to provide comments and advice on specific aspects of the scheme or on technical issues. Further detail on the protocol for assessment and provision of technical advice is set out below.
[bookmark: _Toc227073158]Performance standards protocol
The success of pre-application discussions will rely on the timely submission of relevant information of the required quality in advance of any pre-arranged topic meeting to allow sufficient time for circulation and assessment within the council or by external consultees. Equally there will also be an onus on the Council and its partners to provide comments in time for agreed meetings and specify in advance of agreed meetings any additional information required. 
The developer’s performance standards 
The Developer agrees to use its reasonable endeavours to achieve the following performance standards: 
Provide a single point of contact (a named developer’s agent) who will be responsible for project managing the pre-application process and identify all the relevant developer team members required in the development process and ensure that the Council receives a co-ordinated response
Keep the Council informed of progress at all stages of the project
Attend meetings as and when required, ensure that you have the appropriate representatives at those meetings who are empowered and have the authority to make decisions and have the relevant expertise to respond to various elements of your proposal
Provide to the Council at least 5 working days prior to any meeting all substantive and relevant documents which are relevant to that meeting and which relate to any relevant action points or agenda item identified
Provide the Council with such reasonable additional information as may be requested within 10 working days of such written request from the Council (or such other period as may be agreed) to enable the Council to discharge its responsibilities
Carry out such public engagement as may be reasonably requested by the Council and include a Community Involvement Statement with the Planning Application, explaining the pre-submission consultation process, detailing the feedback received from consultees and setting out how the Developer has taken account of the responses to community engagement
Consult with relevant statutory consultees in respect of the Planning Application and not to submit the Planning Application to the Council unless and until it has obtained the written response of the said consultees in respect of the Development and wherever possible address any concerns raised by any consultee prior to the submission of the Planning Application to the Council
Ensure that the advice given by the Council is considered when submitting a planning application, including all policy and urban design considerations
Provide a complete planning application with all the requested supporting information, including a draft legal agreement or detailed heads of terms, where appropriate
The Council’s performance standards 
Without prejudice to its role as local planning authority, the Council agrees to use its reasonable endeavours to achieve the following performance standards:
Provide a single point of contact (a named senior planning officer) who will be responsible for project managing the pre-application process and identify all the relevant officers required in the development process and ensure that you receive a co-ordinated response
Identify the issues to be addressed and information required at an early stage therefore affording you the opportunity to ensure that your proposal complies with the spatial policy framework
Identify and advise on key urban design issues, so that your proposals are developed properly and respond to their context
Identify and agree heads of terms for S106 Agreements at an early stage in the process so that they can be considered as part of the development of the scheme and its associated viability
Respond substantively to all emails, letters and faxes within 10 working days of receipt and, where circumstances beyond the reasonable control of the Council prevent its compliance with this Performance Standard, notify the Developer of such circumstances
Provide to the Developer, within 10 working days of any meeting, minutes containing a detailed record of the advice given and any action points arising from that meeting
Notify the Developer no later than 5 working days prior to any meeting of the Planning Committee at which any report or matter relevant to the Development will be discussed and or considered and to provide the Developer with a copy of any report to the Planning Committee at that time
Facilitate the involvement of the local community and elected representatives in the development of the proposals (including reporting the pre-application submission to Planning Committee)
[bookmark: _Toc227073159]Communications protocol
To streamline the process, the DM Case Officer will act as the central point of reference for the submission of all pre-application material. 
[DM case officer’s name] will be responsible for the circulation of material to all relevant internal or external consultees.
[Developer’s agent contact name] will provide a covering letter that summarises the documents or material enclosed with each submission, in order to assist consultees with their assessments and comments.
The operation of this protocol will be monitored and reviewed as the pre-application process moves forward. It may therefore be necessary to make amendments to the protocol subject to the agreement of all parties.
[bookmark: _Toc514261433]

[bookmark: _Toc227073160]Appendix: Project Plan
Attached Excel spreadsheet

