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Overview 

• Background 

• The DCO Process 

• Key Messages 

• Key LA documents / submissions (ref to good 
practice) 

• Legislation / Guidance / Advice 



NSIPs  

Coming to a town 
near you! 

 



Planning Act 2008 is based on 
clear principles 

Clear and statutory timetable 

National Policy addresses need 
and principles  

Front loaded 

Predominantly Written 
Representations 

Development as applied for 
(Development Consent Order) 

 

  



  

Pre-Application 

Led by the Developer 

 

A chance to influence what the project looks 

like 

 

A Statutory Requirement 
 



28 Day Deadline 

 

We will ask Local Authorities for views 

 

Consultation must be adequate, and application 

must be satisfactory for examination 

Acceptance  

  
DEVELOPER 



Register to participate in the Examination 

 

Inspector(s) will appointed ASAP and will issue a 

draft timetable 

 

A Preliminary Meeting to discuss the timetable 

Pre-Examination  

  
DEVELOPER 



Examination  

  
DEVELOPER 

A strict timetable for submissions 

 

A bespoke setup of hearings, to suit the case 

 

Cannot last more than 6 months 



The Inspector(s) consider and draft their report 

 

They will make a recommendation to the 

Secretary of State 

 

Cannot last more than 3 months 

Reporting  

  
DEVELOPER 



Decision made by Secretary of State – an elected 

Government Minister 

 

Decision is final, but can be challenged in the courts 

 

3 months from receiving the report 

Decision  

  
DEVELOPER The Planning Inspectorate 



Statutory Timescales  

    PRE-APPLICATION                              EXAMINATION                 DECISION  

                            acceptance   pre-examination                  reporting 

  
DEVELOPER The Planning Inspectorate Minister 

Up to 2+ 

years 
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Applications are considered and determined in 

predictable stages, within predictable timescales 



Statutory Timescales  

  
DEVELOPER The Planning Inspectorate Minister 

• Respond to pre-application consultation to 

influence the scheme 

 

• Register at Pre-Examination to participate in 

the examination 

 

• Participate in the Examination to influence the 

decision 

Summary  



Four Key Messages 

  
DEVELOPER The Planning Inspectorate Minister 

The examination is timetabled 

The Planning Inspectorate is impartial  

At pre-application the developer is the focus 

The pre application consultation is an iterative 
process 

1 

2 

4 

3 



Perspectives 

Local Authorities  

• Ensure local views are taken 
account of (political) 

• Development Plan policies followed 

• Alternatives? 

• Resources and business continuity 

• Land owner?  

• Robust mitigation measures 

 

PINS (ExA) 

• Fair, transparent process for 
everyone involved 

• Balance local impacts against 
national need  

• Consider the application as made 

• Gathering evidence to be able to 
make a well-reasoned 
recommendation  

• Complete the examination within 
statutory time limits 

 

 



Local Impact 
Report 

Statement of 
Common Ground 

Written 
Representation(s) 

Pre App / Existing 
Evidence Base / 

Dev’t Pan 

Key examination documents / submissions 



Resources 
• Joint working with other Councils (LIR / SoCG / WRs)  

• PINS is supportive of PPAs in principle 

• Understand the examination timetable and be proactive at 
the Preliminary Meeting 

• Keep responses concise and proportionate 

• Experience shows that the end of the examination is 
resource intensive for all participants 

• Think ahead – discharge of requirements / enforcement 



• Advice Note 1: Local 
Impact Reports 

• NEW! Advice Note 2: 
The role of local 
authorities in the 
development consent 
process 



Legislation / Guidance / Advice 

•Planning Act 2008 
and Regulations / 
Rules 

•DCLG Guidance 
(statutory) 

•PINS Advice Notes 
(non statutory) 
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