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SUBJECT:

WELSH ASSEMBLY GOVERNMENT CONSULTATION – PROPOSED CHANGES TO HOUSEHOLDER PERMITTED DEVELOPMENT RIGHTS

Purpose of Report

1. To inform members of a Welsh Assembly Government (WAG) consultation in respect of proposed changes to householder permitted development rights

2. To seek the support of the members for the proposed response to the consultation document  

Background

3. The consultation seeks views on the proposal to amend Part 1 of Schedule 2 to the Town and Country Planning (General Permitted Development) Order 1995 (GPDO) as amended for Wales.   Responses are invited by the 15th February 2011. 

4. Section 55 of the Town and Country Planning Act 1990 defines development with Section 57 of the same Act requiring such development to need planning permission.  However the Town and Country Planning (General Permitted Development Order) 1995 as amended provides 40 categories of development with an exemption from the need for planning permission and thus grants them “permitted” rights.  Part 1 of this Order relates to development within the curtilage of a dwelling house and this consultation relates to this part only.

5. The consultation follows a research report in 2007 regarding Householder Development Consent Review and is reflected in the Grimley report into the Review of the Planning Service published last year.  The review of householder permitted development rights was implemented in England in 2008 and the current proposals build upon and reflect the experience of the operation of the English changes.  
6. The WAG consider it necessary to revise Part 1 of the GPDO to give householders greater freedom to extend their properties, provide greater clarity to householders and planning professionals, and to ensure that householder developments do not give rise to adverse environmental effects.  The consultation relates to the detailed changes to the categories within the GPDO, an accompanying Technical Guidance and a draft regulatory impact assessment.
Main Changes
7. The main changes are to move away from the existing “volume based” approach to permitted development to an “impact based” approach.  Part 1 of the GPDO will remain in the existing format, based on types of development (ie enlargement, improvement or alteration of a dwellinghouse, alterations to the roof, development in the curtilage, porches, hard surfaces, installation of chimneys and microwave anntena).  The rights within National Parks continue to differ in some categories to those areas outside the Park.  There are a number of detailed changes to each category which are available to view on the WAG web-site or paper copies can be provided.
Considerations

8. The WAG has provided a standard response form to this consultation based on each category of the revised Order and the detailed responses to each question are provided in Appendix A.  In summary the review of the householder permitted development rights is welcomed in principle due to its rather outdated and complex nature. However, the revised version is likely to increase rather than decrease the complexity of the system and is open to much interpretation in certain areas.  This is likely to lead to further need for clarification from planning staff on the need for planning permission at a time when resources are already under pressure.  These impacts are considered to be negative and not in the ethos of providing a more efficient and transparent planning service within Wales.  
Financial Considerations
9. The consultation includes a draft regulatory impact assessment which      attempts to identify the likely impact on LPA’s through the implementation of this new Order.  This compares the likely costs and benefits of the proposals.  The assessment states that the English explanatory memorandum identified a possible 25% reduction in householder applications nationally (a reduction of 2,474 applications across Wales). However, this figure is unlikely to be directly applicable to the National Parks as the restrictions are more onerous within designated areas with the result that more applications will be required than in other non-designated areas.  The assessment also identifies that there has been an associated increase in applications for Lawful Development Certificates which attract a fee and offset the loss of income from the reduced number of householder applications.

10. It is very difficult to assess the impact of this consultation on the numbers of proposals that may now be “permitted development” or conversely those that are currently “permitted development” but will require planning permission as a result of the changes.  The increase in restrictions on extensions in the National Park however is likely to increase rather than decrease the numbers of applications in this category. It is therefore difficult to assess the full impact of the changes on the numbers of applications received, but in light of the above assessment it is unlikely that there will be any major impact on the income derived from applications as a result.

11. Notwithstanding this it is recommended in the response to question 11 of the consultation document that the regulatory impact assessment distinguishes between NPA’s and other LPAs. 

Conclusion/Recommendation

That the Committee endorses the response to the consultation document set out in Appendix A.
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