Application for outline planning permission with all matters reserved

These notes provide a checklist to determine what information the Council requires to be submitted with your application. If the required information is not included with your application, it will be made invalid and we will not register or process it. In this case, we will advise you about the additional information that is required. Please supply one copy of each document and plan.

Part 1 Information Required – National Planning Application Requirements

	1 
	Completed form 

Including a signed ownership and agricultural holdings certificate (either A, B, C or D) and declaration. 

	

	2 
	Design and Access Statement

Required for:	
· Applications for major development, as defined in article 2 of the Town and Country Planning (Development Management Procedure (England) Order 2015.
· Applications for listed building consent.
· Applications for development in a Conservation Area, where the proposed development consists of:
· one or more dwellings; or
· a building or buildings with a floor space of 100 square metres or more.
· Applications for a material change of use or engineering operations do not require a design and access statement.

Find out more about design and access statements here.

	

	3 
	A copy of other plans and drawings or information necessary to describe the application

To include:

· Use – the use or uses proposed for the development and any distinct development zones within the site identified.
· Amount of development – the amount of development proposed for each use. 
· Indicative access points – an area or areas in which the access point or points to the site will be situated.

	

	4 
	Fire Statement

Required for buildings that are 18 metres or higher or buildings that comprise 7 or more storeys, and the building contains 2 or more dwellings or educational accommodation. Further information is available here. 

	

	5 
	The correct fee
Planning Portal Fee Calculator
	




	6 
	Where Ownership Certificates B, C or D have been completed
Evidence of notice as required by Article 13 of the Town and Country Planning (Development Management Procedure) (England) Order 2015.
	

	7 
	Biodiversity Net Gain (BNG)
· Biodiversity statement as to whether the applicant believes that planning permission, if granted, would be subject to the general biodiversity gain condition (ie whether the application is considered exempt or not). Please see our website.

· Statutory Metric or Small Sites Metric - Excel spreadsheet (.xlsx or xls format). The completed metric calculation tool showing the calculations of the pre-development biodiversity value of the onsite habitat on the date of application (or proposed earlier date) including the publication date of the biodiversity metric used to calculate that value;. Choice of biodiversity metric must be guided by the following: Statutory biodiversity metric tools and guides - GOV.UK (www.gov.uk).

· Biodiversity Net Gain Assessment – note, maybe included within ecology report, Preliminary Ecological Appraisal (PEA), Ecological Impact Assessment (EcIA), Ecological Assessment including condition assessments.

· On-site Baseline Map, maybe included in BNG Assessment or ecology reports.  Digital format drawn to an identified scale and showing the direction of North, showing onsite habitat existing on the date of application (or earlier proposed date), including any irreplaceable habitat (if applicable).

· A description of any irreplaceable habitat (as set out in column 1 of the Schedule to the Biodiversity Gain Requirements (Irreplaceable Habitat) Regulations 2024) on the land to which the application relates, that exists on the date of application, (or an earlier date). 

	




Part 2 Information Required – Adopted Local Application Requirements

	1 
	Affordable Housing Statement

Required for residential developments in the Designated Rural Areas that provide a net increase of 6 – 9 dwellings and developments of 10 or more dwellings or sites with an area of 0.5 hectares or more.

	

	2 
	Agricultural, Forestry or Occupational Worker Dwelling Justification

Any applications proposing new agricultural, forestry or other occupational workers dwellings in open countryside or to remove occupancy conditions on existing dwellings.

	

	3 
	Agricultural Building Justification

· Required for any application for a new agricultural building.
· All applications to be accompanied by a completed development for agricultural purposes questionnaire (docx, 21 KB) (sections A and C), to explain why the proposed development is required. 

	




	4 
	Air Quality Assessment

Likely to be required for:

· Any proposal for either 10 or more dwellings (or residential development on a site larger than 0.5 hectare), or for any other type of development where the floor-space exceeds 1,000 square metres or the site area is 1 hectare or more within or adjoining an air quality management area (AQMA).
· Proposals that would lead to an increase in congestion or HGV movements, include significant amounts of car parking, emit dust.
· Proposals that introduce “sensitive receptors” e.g. dwellings, schools, hospitals, into an area of poor air quality.
 
Further information is available in the National Planning Practice Guidance NPPG Air Quality.

	

	5 
	Biodiversity/Ecology Survey and Report

Required if an important wildlife site, habitat, natural feature or species could be affected by the proposal.  This includes statutory and locally designated sites of ecological interest, areas of priority habitat or other habitat of potentially significant value and protected or notable species and other species referred to in the NPPF.  A Preliminary Ecological Appraisal (PEA) report is only acceptable where no further surveys or only precautionary mitigation measures are required. Otherwise, an Ecological Impact Assessment (EcIA) is required. The assessment should demonstrate how the proposals will protect or where possible, enhance biodiversity and provide mitigation and enhancement both during and post construction.

Any biodiversity survey and assessments should be undertaken and prepared by competent persons with suitable qualifications and experience and protected species licences, if appropriate and must be carried out at the appropriate time and month of year for the affected species, using nationally recognised survey guidelines/methods where appropriate.  The survey must be to an appropriate level of scope and detail and should ordinarily be no more than 12months old.

Ecology reports must include all the information required in order for the LPA to determine the application and include all survey information, potential impacts, demonstrate how the mitigation hierarchy has been followed and present proposals for proportionate mitigation and enhancement for protected and priority species and designated sites.

Where a European Protected Species Licence is required, this is to be clearly presented with full mitigation proposals to be submitted on the Natural England Protected Species licence application. See Standing Advice for Protected Species. In accordance with best practice guidance, please do not submit your application until you have received all the surveys required to validate your application.

Habitat Regulations Assessment (HRA)

Proposed development within the zone of influence of any European/Internationally designated Site (i.e. Wetlands of International Importance (Ramsar Site), Special Areas of Conservation, Special Protection Areas as well as sites with candidate status) should undertake a Habitats Regulations Assessment (HRA). If a Likely Significant Effect is anticipated as a result of the proposed development, a HRA Mitigation Strategy must be applied, or a bespoke mitigation strategy detailed. Further information can found at Biodiversity & Wildlife - Tewkesbury Borough Council.

	




	6 

	Daylight/Sunlight Assessment

Any application where there is a potential adverse impact upon the current levels of sunlight/daylight enjoyed by adjoining properties or where the proposed development may be adversely affected by adjoining sites.

	




	7 
	Drainage Strategy Including SuDS (Sustainable Urban Drainage Systems)

See item 28, Water Management Statement, for requirements.

	

	8 
	Energy Statement

Required for any proposal for either 10 or more dwellings (or residential development on a site larger than 0.5 hectare), or for any other type of development where the floor-space exceeds 1,000 square metres or the site area is 1 hectare or more.

	

	9 
	Environmental Impact Assessment

Required for any proposal that is a ‘Schedule 1’ or some proposals that are ‘Schedule 2’ development as defined in the Town and Country Planning (Environmental Impact Assessment) Regulations 2017. 

	

	10 
	Flood Risk Assessment

Required for planning applications for:
· Any development of 1 hectare or greater in Flood Zone 1. 
· All proposals for Development in Flood Zones 2 and 3.
· Areas within flood zone 1 which are affected other sources of flooding, e.g. critical drainage problems, reservoirs etc. 

	

	11 
	Flood Risk Sequential Test and Exception Test

Required for all development in flood zones 2 and 3 unless any of the following apply:

1) The development is classified as minor development for flood risk. 
2) The development involves a change of use (unless the proposed development is a caravan, camping chalet, mobile home or park home site).
3) A sequential test has already been completed as part of the local authority’s Strategic Flood Risk Assessment (SFRA), or Local Plan.

The sequential test must demonstrate that there are no alternative sites for the development proposal in locations outside flood zones 2 and 3. 

	

	12 
	Foul Sewerage Assessment

Required for any application proposing:
· Over 200 residential units or 10,000 m2 of new floor space or;
· Non-mains drainage 

Where non-mains drainage is proposed a foul drainage assessment form (FDA1) should be submitted with the planning application. A copy of this form can be found here:
Foul Drainage Assessment Form (FDA1) 

	








	13 
	Historic Environment Statement

Required for planning applications where heritage assets are affected. Heritage assets include: 

· Designated assets: Scheduled Monuments, Listed Buildings, Buildings in Conservation Areas; Registered Parks and Gardens; Registered Battlefields. 
· Undesignated assets: unlisted historic buildings and structures; undesignated archaeological sites. 
· Heritage assets that are identified during the preparation of development proposals e.g. through desk-based assessment or field evaluation.

	

	14 
	Land Contamination Assessment

Required for applications on any sites where risks from land contamination may be reasonably suspected, including:

· Known contaminated sites (for example landfill, petrol station or some agricultural uses).
· Sites previously used for industrial purposes.

	

	15 
	Landscape and Visual Impact Assessment

For any proposal in a medium to high landscape sensitivity area as identified in the Joint Core Strategy Landscape Characterisation Assessment and Sensitivity Analysis.

	

	16 
	Lighting Assessment

[bookmark: _Hlk93927372]Required for all development within the National Landscape area where external lighting is proposed and proposals for floodlighting, e.g. for playing pitches, maneges, etc. 

Details should include, but not limited to the following:

· Refer to Institution of Lighting Professionals guidance for the reduction of obtrusive light:  Reducing Obtrusive light.
· Technical specification, including light intensity 
· Layout plan with beam orientation 
· A schedule of equipment 
· Intended hours of illumination 
· Possible impacts on ecology and dark skies 
· Non-technical summary 
· Reference should also be made to additional lighting which may impact upon living conditions of existing residents 

Further light pollution national guidance is available.

	

	17 
	Noise Impact Assessment

Required for any proposal:

· Where the proposed development involves the installation of any plant or equipment or the carrying out of any operations, activity or use that may adversely affect adjoining or nearby noise sensitive properties. 
· Proposed noise sensitive developments that adjoin or are likely to be affected by an existing source of noise e.g. residential development close to a commercial/industrial use or trunk road/railway line where the proposed residential development may be impacted upon by unacceptable levels of noise.
	

	18 
	Open Space Assessment

Required for applications which involve the loss or partial loss of existing open space as defined in Annex 2 of the National Planning Policy Framework.

	

	19 
	Planning Obligation/Legal Agreement (S106 or Unilateral Undertaking)

Required for any major residential housing applications or other proposals that require a legal agreement or for variation of an existing legal agreement, or where one is offered, including those where the Council has given written confirmation in pre-application discussions that an agreement will be required.

Information required in order to draft a Legal Agreement includes:
· Draft Head(s) of Terms or Deed of Variation.
· Costs undertaking
· Full Solicitor contact details
· Proof of title and plan

The deed should be in draft form only, ie not completed and signed by the parties.  The Council accepts that numerous details required to be contained within the deed will be unknown at the time of the submission of the application. 

	

	20 
	Social and Community Infrastructure Justification statement 

Required for proposals to develop land or buildings currently or previously in use as a community facility.

	

	21 
	Town Centre Impact Assessment

Developments for town centre uses located outside town and local centres must comply with the sequential test. 

	

	22 
	Transport Assessment/Statement

Required for applications likely to that generate significant amounts of transport movement. A judgment as to whether a development proposal would generate significant amounts of movement will be considered on a case by case basis (i.e. significance may be a lower threshold where road capacity is already stretched or a higher threshold for a development in an area of high public transport accessibility). 

Detailed guidance for all development types is available in: Gloucestershire Manual for Streets 2020 (see pages 22-24).

For developments creating new dwellings:
· 50-79 dwellings require a transport statement (TS)
· 80+ dwellings require a transport assessment (TA)
 
There may be circumstances where developments with lower dwelling numbers require a TS/TA, Gloucestershire Manual for Streets provides further information.

For developments creating:
· 150 dwellings or more
· floorspace of 7,500m2 or more of non-residential uses, or
· the overall area of the development is 5 hectares or more

as part of the TS/TA, site assessments are to be submitted using Active Travel England’s Planning Application Assessment toolkit. Detailed guidance is available: 
 
Active Travel England Standing Advice Note: Active travel and sustainable development (publishing.service.gov.uk) 
https://assets.publishing.service.gov.uk/media/667ad5ab4ae39c5e45fe4c12/ate-planning-application-assessment-toolkit.xlsx

	

	23 
	Travel Plan

Required for applications likely to generate significant amounts of transport movement. 

	

	24 
	Telecommunications Supporting Statement

All applications proposing telecommunications development, including applications for prior approval under the Town and Country Planning (General Permitted Development) Order.  

	

	25 
	Tree Survey / Arboricultural Assessment

Required for:

· Proposals affecting trees covered by a tree preservation order. 
· Proposals involving development (including new buildings/extensions, hard surfacing, site set up, utilities, excavations or changes in ground level) which could affect trees or hedges within or adjoining a site.

Applications with implications for trees shall provide a tree survey drawing and schedule.  

The survey shall provide clear data regarding the species, size, age, condition and useful life expectancy of trees. The tree survey should be undertaken by a competent arboriculturist and should follow the guidelines set out in BS5837:2012 “Trees in relation to design, demolition and construction – recommendations” or any subsequent revisions. Full copies of BS 5837 are available to purchase from the British Standards Institution.

Following an assessment of the tree survey, and depending upon the size and scale of the proposals, further assessment of the implications for trees maybe required. This is likely to include the following: 

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.

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. 

Arboricultural 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 detail the methodology for the implementation of any aspect of the proposal that has the potential to result in loss or damage to a tree.

	

	26 
	Ventilation/Extraction Statement

Required for applications for restaurants, cafes, takeaways, premises selling / serving hot food and any proposals which include a ventilation or extraction system (except householder development).

	

	27 
	Viability Assessment 

Required for applications where the proposal does not provide JCS policy requirements for affordable housing and infrastructure. 

	

	28 
	Waste Minimisation Statement

Required for any proposal for either 10 or more dwellings (or residential development on a site larger than 0.5 hectare), or for any other type of development where the floor-space exceeds 1,000 square metres or the site area is 1 hectare or more.

	

	29 
	Water Management Statement

Required for all applications for full or outline planning permission except:

· non-residential extensions with a footprint less than 250 square metres.
· alterations that do not increase the size of buildings e.g. alterations to external appearance.
· householder development.

The Water Management Statement (WMS) shall comprise:

· a report, proportionate to the scale and nature of development proposed, outlining the water cycle issues relevant to the development proposal and suitable means of providing for the sustainable drainage of the site in the long term. 
· specification of how foul and storm water sewage from the development will be addressed. 
· details of existing drainage systems and problems, infiltration, groundwater, surface water flow, foul and storm wate disposal and any other drainage related flooding issues that may relate to the development.

Further guidance is available on:

Water Management Statements (pages 56 to 57 of the Flood and Water Management SPD
Tewkesbury Borough Council: Flood and Water Management SPD 
Gloucestershire SuDS Design & Maintenance Guide
CIRIA SuDS Manual (C753)
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