
1

 

 

Planning | Communities | Places
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Why is 
Planning 
Needed?
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Scope of Planning

Economy

CommunityEnvironment

Use and Development of Land
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Mediating Interests Households 
and 

neighbours

Motorists, 
Pedestrians, 

Cyclists

Visitors

Community 
groups

Business and 
employers

Landowners

Statutory 
Consultees 
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Planning Legislation
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Planning - Key Legislation

The Town and Country Planning Act 
1990

The Planning and Compulsory 
Purchase Act 2004

The Planning (Listed Buildings & 
Conservation Areas) Act 1990 

The Planning Act 2008

Use and development of land – 
Main Act

Preserving or enhancing special 
interest.

Nationally significant infrastructure – 
integrated system. Including heritage 
consents.

Use and development of land – 
plan making
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Other Legislation

Environment

Environmental 
Health

Equality/Access

Building 
Regulations

Fire

Local 
Government

Highways
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Planning Legislation – What’s New?

• NPPF December 2024

• Levelling-up and Regeneration 
     Act 2023

• Environment Act 2021;               
(10% Biodiversity Net Gain, with 
some exemptions)
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Planning Designations
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Green Belts – Grey Belts

Source: CPRE Interactive green belt map
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Green Belts – Grey Belts

Source: Glossary NPPF 2024

Grey belt: For the purposes of plan-making and decision-making, 
‘grey belt’ is defined as land in the Green Belt comprising previously 
developed land and/or any other land that, in either case, does not 
strongly contribute to any of purposes (a), (b), or (d) in paragraph 143. 

Source: B3 Architectural 
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Development in the Green Belt

NPPF Paragraph 143: 
5 Green Belt Purposes

to check the unrestricted sprawl 
of large built-up areas

to prevent neighbouring towns 
merging into one another

to assist in safeguarding the 
countryside from encroachment

to preserve the setting and 
special character of historic 

towns 

to assist in urban regeneration, 
by encouraging the recycling of 
derelict and other urban land
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Landscape – National Parks & 
National Landscapes (AONBs)
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Natural Environment Designations

Sites of Special Scientific Interest (SSSI)

Special Areas of Conservation (SAC)

Special Protection Areas (SPA)

Ramsar Sites

National Nature Reserves (NNR)

Local Nature Reserves (LNR)

Marine Protected Areas (MPA)
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Natural Environment Designations

Source: DEFRA Magic Map
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Listed Buildings
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Conservation Areas
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Article 4 Directions
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Scheduled Monuments
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Non-Designated Heritage Assets 
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Other Heritage Designations

World Heritage Sites

Registered Parks and Gardens

Registered Battlefields
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Tree 
Preservation 
Orders
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Planning Policy
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National Planning Policy and Guidance

NPPF December 2024

PPG Updated Regularly 
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The Planning System

Planning & Environment Legislation

National Policy National Guidance

Local Plan

Designations

Neighbourhood Plan

Site Allocations

Strategic Plan

Development Plan 
Documents

Statutory Development Plan
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Evidence
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Material Considerations
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Material Considerations

30
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Material Considerations

Material considerations can include (but are not limited to):

 Design and Place:
• Effect on listed building and 

conservation area
• Layout and density of building
• Design, appearance and 

materials
• Disabled persons' access
• Nature conservation

Policy Context: 
• Government policy
• Proposals in the Development 

Plan
• Previous planning decisions 

(including appeal decisions)
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Material Considerations

https://www.planningportal.co.uk/services/help/faq/planning/about-the-planning-
system/what-are-material-considerations  

Traffic and Movement: 
• Parking
• Active Travel
• Highway safety
• Traffic

Neighbour Amenity:
• Overlooking/loss of 

privacy
• Loss of light or 

overshadowing
• Noise
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Permitted Development Rights

33

https://www.planningportal.co.uk/services/help/faq/planning/about-the-planning-system/what-are-material-considerations
https://www.planningportal.co.uk/services/help/faq/planning/about-the-planning-system/what-are-material-considerations
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Nationally 
Significant 
Infrastructure
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Decision Making
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Who Makes the Decisions?

Planning Committees

Officers (delegated powers)

Planning Inspectorate

Ministers

The Local Community
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Status of the Development Plan

“determination must be made in 
accordance with the development plan 
unless material considerations indicate 
otherwise”

Section 38 of the Planning and Compulsory Purchase 
Act 2004
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Listed buildings: “special regard to be 
made to the desirability of preserving 
the building or its setting or any 
features of special architectural or 
historic interest which it possesses” 
(Section 66).

Conservation areas: “special attention 
shall be paid to the desirability of 
preserving or enhancing the character 
or appearance of that area” (Section 
72). 

Special Heritage Duties
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How are Decisions Made?

Legislation 
Policy 
Guidance

Representations

Application Data

Professional & Specialist Advice
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Conditions and S106
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Making Representations
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Effective Influencing

Understand the 
LPA’s perspective

Refer to 
national policy 
and evidence

Balance criticism 
with things you 

support and 
positives and 
suggestions

Explain how 
your ideas 

would help to 
deliver the LPAs 

wider aims

Be concise, but 
explain your 
reasoning!
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Don’t …

Lose the argument in unnecessary detail 
or waffle

Refer to non-planning matters

Make personal criticisms or use 
intemperate, angry or aggressive language 

Speculate on developer motives – focus 
on the scheme itself
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So Where Do You Start?

NPPF 

Local Plan 
(& emerging 
Local Plan)

Neighbourhood 
Plan (where 
applicable)

Supplementary 
Guidance or 

Evidence Base 
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Be Concise
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Monitor and Review
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Monitoring Decisions

Planning decision notices

Officer reports

Appeal decisions

Conditions

Enforcement
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Lawful Planning Decisions

Are decisions made in accordance 
with NPPF, Local Plan policies and 
Neighbourhood Plan (where 
applicable)?

Yes Great!

No Are reasons given for departing from policies Yes OK

No Challenge
Write to LPA
Use LPA complaints procedure
Ombudsman (for those affected)
Legal opinion - judicial review

48
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Case Studies
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Case Study 1:
Development in the Green Belt & 
Rural Exception Sites
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Housing Targets

Source: BBC 
December 2024 

High Peak 
Borough 
Council

Staffordshire 
Moorlands 
District 
Council

Derbyshire 
Dales
District
Council
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Development in 
the Green Belt
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Development in the Green Belt

NPPF Paragraph 143: 
5 Green Belt Purposes

to check the unrestricted sprawl 
of large built-up areas

to prevent neighbouring towns 
merging into one another

to assist in safeguarding the 
countryside from encroachment

to preserve the setting and 
special character of historic 

towns 

to assist in urban regeneration, 
by encouraging the recycling of 
derelict and other urban land
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Development in the Green Belt
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Development in the Green Belt
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Development in the Green Belt

56

 

 

Development in the Green Belt
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Stafford Borough Policy Map
Part 1

https://www.staffordbc.gov.uk/sites/default/files/cme/DocMan1/Planning%20Policy/Plan%20for%20Stafford%20Borough/
PFSB-Policies-Map-Adopted.pdf
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Stafford Borough Policy Map
Part 1

https://www.staffordbc.gov.uk/sites/default/files/cme/DocMan1/Planning%20Policy/Plan%20for%20Stafford%20Borough/
PFSB-Policies-Map-Adopted.pdf
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Stafford Borough Policy Map
Part 2

https://www.staffordbc.gov.uk/sites/default/files/c
me/DocMan1/Planning%20Policy/Plan%20for%
20Stafford%20Borough%20Part%202/Adopted
%20Maps/Plan-for-Stafford-Borough-Part-2-
Barlaston-Adopted.pdf 

60

https://www.staffordbc.gov.uk/sites/default/files/cme/DocMan1/Planning%20Policy/Plan%20for%20Stafford%20Borough/PFSB-Policies-Map-Adopted.pdf
https://www.staffordbc.gov.uk/sites/default/files/cme/DocMan1/Planning%20Policy/Plan%20for%20Stafford%20Borough/PFSB-Policies-Map-Adopted.pdf
https://www.staffordbc.gov.uk/sites/default/files/cme/DocMan1/Planning%20Policy/Plan%20for%20Stafford%20Borough/PFSB-Policies-Map-Adopted.pdf
https://www.staffordbc.gov.uk/sites/default/files/cme/DocMan1/Planning%20Policy/Plan%20for%20Stafford%20Borough/PFSB-Policies-Map-Adopted.pdf
https://www.staffordbc.gov.uk/sites/default/files/cme/DocMan1/Planning%20Policy/Plan%20for%20Stafford%20Borough%20Part%202/Adopted%20Maps/Plan-for-Stafford-Borough-Part-2-Barlaston-Adopted.pdf
https://www.staffordbc.gov.uk/sites/default/files/cme/DocMan1/Planning%20Policy/Plan%20for%20Stafford%20Borough%20Part%202/Adopted%20Maps/Plan-for-Stafford-Borough-Part-2-Barlaston-Adopted.pdf
https://www.staffordbc.gov.uk/sites/default/files/cme/DocMan1/Planning%20Policy/Plan%20for%20Stafford%20Borough%20Part%202/Adopted%20Maps/Plan-for-Stafford-Borough-Part-2-Barlaston-Adopted.pdf
https://www.staffordbc.gov.uk/sites/default/files/cme/DocMan1/Planning%20Policy/Plan%20for%20Stafford%20Borough%20Part%202/Adopted%20Maps/Plan-for-Stafford-Borough-Part-2-Barlaston-Adopted.pdf
https://www.staffordbc.gov.uk/sites/default/files/cme/DocMan1/Planning%20Policy/Plan%20for%20Stafford%20Borough%20Part%202/Adopted%20Maps/Plan-for-Stafford-Borough-Part-2-Barlaston-Adopted.pdf
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Local Plan Policy

Policy SP3 
(Stafford 
Borough 

Sustainable 
Settlement 
Hierarchy) 

Policy SP6 
(Achieving Rural 
Sustainability) 

Policy SP7 
(Supporting the 
Location of New 
Development)

Policy E2 
(Sustainable 

Rural 
Development) 

 

Policy C5 
(Residential 
Proposals 

Outside the 
Settlement 
Hierarchy) 
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Barlaston Neighbourhood Plan Policy

Policy D1 
(Design of New 
Development) 

Policy BE1 
(High-Speed 
Connectivity) 

Policy H1 Site 
Allocations

Policy LNE1 
Natural 

Environment
 

Policy H2 
Housing Type
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Housing Need Assessment 

63
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Case Study 2:
Solar
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Solar Development

Domestic

Building Mounted

Building Integrated

Ground Mounted

Often permitted 
development (pd). Or 
planning application.

Planning application

Planning application

Planning application, or 
development consent 
(NSIPS)
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Solar Farms

Example Material Considerations:

• Cumulative Impacts;
• Landscape Character;
• Topography;
• Need (including community benefit);
• Temporary structures (planning conditions for removal after use);
• Effectiveness (latitude, aspect, location to infrastructure etc..);
• Impact on heritage assets;
• Energy generating potential;
• Siting and existing land-use. 
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Biodiversity Design Elements

• Installation/retention of boundary features (hedgerows, ditches, stone walls 
etc..)

• Creating pollen and nectar strips

• Where security fencing is installed, grow climbers such as honeysuckle and 
ensure there is a 20-30cm gap between the base of the fence and the ground 
to allow small wildlife to pass through

• Installation of artificial structures (bat/bird boxes) 

• Controlled Grazing by sheep between panels 

https://www.bsg-ecology.com/impacts-of-operational-solar-
farms-on-biodiversity/ 
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Case Study 3: 
Flood Risk
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Environment 
Agency Flood 

Risk Map

69

https://www.bsg-ecology.com/impacts-of-operational-solar-farms-on-biodiversity/
https://www.bsg-ecology.com/impacts-of-operational-solar-farms-on-biodiversity/
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Environment Agency Flood Risk Map

Surface Water                                                                 River

Environment Agency: https://flood-map-for-planning.service.gov.uk/location 
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Case Study 4: 
Biodiversity Net Gain
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Biodiversity Net Gain

72

https://flood-map-for-planning.service.gov.uk/location
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Wild Play Area

• Includes features such 
as a dead hedge

• Enables ‘wild play’

• Supports wildlife 
corridors 

• Retains existing plants 
and trees.  
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Barlaston Hedge 
Planting
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Where to start? 

Understand what assets you have
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Identify Opportunities 
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Summary

77

 

 

Good Planning
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Key Points
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www.uvecic.co.uk
info@uvecic.co.uk

Planning and Regeneration Consultants
Town and Parish Council Planning Service
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