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Part 1 - Open to the Public

REPORT OF THE STRATEGIC DIRECTOR PLACE

TO LEAD MEMBER FOR PLANNING AND SUSTAINBLE DEVELOPMENT

ON 28 August 2019

TITLE: Review of the Service and Charges for Pre-application Advice on Planning

RECOMMENDATIONS: 

It is recommended that the Lead Member for Planning and Sustainable
Development:

i) Approves the introduction of the revised customer choice service; and
ii) Approves the full cost recovery charges associated with the revised service.
iii) Delegates authority to the Strategic Director Place to set the fees for the 
service in the future.

EXECUTIVE SUMMARY: 

Salford City Council first introduced charging for pre-application planning advice in 
2010.  Although the charges were reviewed in 2011 there has been no wider review 
of the service offer and whether it is meeting the needs of the development 
community.  

It is recognised that the current service is inflexible and does not meet the varying 
needs of different developers for different sites.  In addition, at the time the service 
was first introduced, the charges set did not cover the full costs of providing the 
service.  This was intentional and was in part due to the fact that the service was 
offered free of charge before that time and took account of the fact that most other 
authorities in the north of England did not charge.  It was also to ensure developers 
were not discouraged from approaching the local planning authority for advice which 
normally ensures better quality development. Charging for full cost recovery for pre-
application advice is now widely accepted and is recommended as part of the revised 
service. 

BACKGROUND DOCUMENTS: None
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KEY DECISION: No.  Although the service would be offered city wide to anybody 
wishing to submit a planning application, it is not considered that it would have a 
significant impact on communities in two or more wards in the city.

DETAILS:

1.0 Background

1.1 Providing a comprehensive pre-application advice service ensures that 
developers are fully aware of all key issues before they submit a planning 
application.  This helps to ensure that they can collate all necessary 
information for submission, improves the quality of their proposals and helps 
to secure planning permission for development in a timely manner.  Seeking 
pre-application advice is optional for developers, but using it greatly improves 
the likelihood of a positive outcome. It should be noted that the pre-application 
process is subject to confidentiality requirements – a developer may be testing 
out a proposal, which can evolve considerably, including in response to any 
pre-application advice we offer.

1.2 Pre-application services are not covered under the various planning 
legislations and the authority to provide them is under s111 of the Local 
Government Act 1972. Under the Local Government Act 2003 (section 93), 
local authorities have the power to charge for discretionary services. However, 
the income from charges under section 93 cannot exceed the costs of 
provision when taking one year with another.  That is, the books must balance 
over a period of time (which may be a number of years). 

1.3 Charging for pre application advice was first introduced in Salford in April 2010 
and a review was undertaken and the fees increased in October 2011.  It is 
important to recognise that at the time these fees were set, it was considered 
appropriate to not discourage applicants from seeking pre application advice 
and therefore they were set at a level below full cost recovery.  

1.4 Charging for pre application advice is now well established with most local 
planning authorities and is generally accepted by applicants.  It is recognised, 
however, that the current service offers limited choice for applicants and has 
very broad development categories. It is therefore proposed that a customer 
choice model be introduced with the aim of full cost recovery so as to meet the 
different needs of applicants.  

2.0 The existing service

2.1 The current service is split into 3 categories depending on the scale of 
development.  The details of the categories and cost is set out below.

CATEGORY A – LARGE SCALE MAJOR DEVELOPMENT (£850 + VAT)

 Residential development of 200 or more dwellings or where the site area 
is 4 hectares or more.
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 New floorspace or change of use of 10,000 square metres or more or 
where the site area is 2 hectares or more.

 Minerals or waste proposals where the site area is 2 hectares or more.
 Development subject to an Environmental Impact Assessment (EIA).

CATEGORY B – SMALL SCALE MAJOR DEVELOPMENT (£550 + VAT)
 Residential development of between 10 and 199 dwellings (inclusive) or 

where the site area is between 0.5 hectares and 4hectares.
 New floorspace or change of use of between 1,000 and 9,999 square 

metres or where the site area is more than 1 hectare and less than 2 
hectares.

 Minerals or waste proposals where the site area is less than 2 hectares.

CATEGORY C –  All OTHER DEVELOPMENT AND CONSENTS NOT 
WITHIN CATEGORIES A OR B BUT EXCLUDING HOUSEHOLDER 
DEVELOPMENT (£350 + VAT)

Examples include:
 Residential development of between 1 and 9 dwellings or where the site 

area is below 0.5 hectares.
 New floorspace or change of use of less than 1,000 square metres or 

where the site area is less than 1 hectare.
 Telecommunications development
 Listed Building Consent
 Advert Consent

2.2 The existing service mirrors, as far as possible, the planning application 
process in that anybody who would normally be consulted as part of an 
application, is consulted as part of the pre-application request.  There is a 
fixed time of 6 weeks to respond to any requests and any advice is provided in 
writing. 

3.0 How costs are proposed to be calculated for the new service

3.1 Although the income generated from discretionary services cannot exceed the 
costs of provision, a degree of flexibility can be exercised in that the 
calculation must look at a period of time.  Authorities are required to adopt a 
robust methodology for assessing the costs of a service but are free to decide 
what that methodology should be. 

3.2 The proposed method of calculation for each category includes the salaries of 
all officers involved in the process (i.e. the case officer, technical support, 
reviewing officer/line manager, technical consultees such as highways etc) 
and takes account of holiday entitlement, pension and national insurance 
contributions.  It does not include overhead costs such as buildings and IT 
equipment as they are seen as fixed and are required to deliver to statutory 
functions of the authority (i.e. they are not an added cost to deliver the pre-
application service).  
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3.3 In order to review whether the costs charged are appropriate, a log of time 
spent on cases will be kept and reviewed periodically.

4.0 The service offer

4.1 The new service is intended to be based on a degree of customer choice so 
that applicants can tailor the level of service they require.  The current service 
is comprehensive and includes engagement with relevant consultees, a 
meeting with the case officer and detailed written advice.  However, some 
customers may only want advice on the principle of land use without 
engagement from consultees, and some may be prepared to pay a premium 
for a faster response than the standard service offers.  The proposed new 
service offers those choices.

4.2 The core service includes an unaccompanied site visit and written advice from 
the planning case officer within 30 working days (6 weeks) of submission but 
without any meeting. Extras services, which attract additional charges, include:
 Written advice from council consultees;
 A meeting with the planning case officer and selected consultees;
 A fast track response (20 working days if consultees are involved or as 

little as 10 working days where advice is sought only from the planning 
officer)

4.3 The development categories are:
Category Core 

service 
cost (£)

Options Potential 
maximum 

fee (£)
 Householder
 Adverts

100 None 100

 Change of use of a building or 
land

 Works to listed buildings
(both include consultee 
involvement)

250 Meeting:
 Planning officer (50)
 Highways officer (50)
 Environmental officer (50)
 Drainage officer (50)
 Heritage officer (50)

20 day response (125)

625

 1 dwelling 200 Written advice from 
consultees (50)

Meeting:
 Planning officer (50)
 Highways officer (50)
 Environmental officer (50)
 Drainage officer (50)
 Heritage officer (50)
 Landscape officer (50)
 Arboricultural officer (50)

20 day response (125)
OR
10 day response without 
consultees (150)

725

 2 dwellings 300 Written advice from 950
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consultees (100)

Meeting:
 Planning officer (50)
 Highways officer (50)
 Environmental officer (50)
 Drainage officer (50)
 Heritage officer (50)
 Landscape officer (50)
 Arboricultural officer (50)

20 day response (200)
OR
10 day response without 
consultees (300)

 3 dwellings
 Creation of new floorspace (less 

than 500m2)

450 Written advice from 
consultees (150)

Meeting:
 Planning officer (50)
 Highways officer (50)
 Environmental officer (50)
 Drainage officer (50)
 Heritage officer (50)
 Landscape officer (50)
 Arboricultural officer (50)

20 day response (275)
OR
10 day response without 
consultees (450)

1225

 4 dwellings 600 Written advice from 
consultees (200)

Meeting:
 Planning officer (50)
 Highways officer (50)
 Environmental officer (50)
 Drainage officer (50)
 Heritage officer (50)
 Landscape officer (50)
 Arboricultural officer (50)

20 day response (350)
OR
10 day response without 
consultees (600)

1500

 5-9 dwellings
 Creation of new floorspace (500-

999m2)

900 Written advice from 
consultees (600)

Meeting:
 Planning officer (100)
 Highways officer (100)
 Environmental officer (100)
 Drainage officer (100)
 Heritage officer (100)
 Landscape officer (100)
 Arboricultural officer (100)

2950
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20 day response (750)
OR
10 day response without 
consultees (900)

 10-49 dwellings
 Creation of new floorspace 

(1000-2499m2)

3000 Written advice from 
consultees (1300)

Meeting:
 Planning officer (150)
 Highways officer (150)
 Environmental officer (150)
 Drainage officer (150)
 Heritage officer (150)
 Landscape officer (150)
 Arboricultural officer (150)

20 day response (2150)
OR
10 day response without 
consultees (3000)

7500

 50-199 dwellings
 Creation of new floorspace 

(2500-4999m2)

5800 Written advice from 
consultees (2500)

Meeting:
 Planning officer (200)
 Highways officer (200)
 Environmental officer (200)
 Drainage officer (200)
 Heritage officer (200)
 Landscape officer (200)
 Arboricultural officer (200)

20 day response (4150)
OR
10 day response without 
consultees (5800)

13850

 >199 dwellings
 >4999m2 new floorspace
 All major development where a 

mix of uses are proposed (where 
more than 20% of the floorspace 
is not the lead development 
type)

 Any development above 10 
storeys in height

PPA required

5.0 Service standards

 Within 3 days of receiving a request for pre-application advice, the service will 
register the request and contact the “client” in writing to confirm:

o That the request for advice has been received;
o That the fee, if submitted with the form, is correct or if a fee has not 

been submitted with the form, arrange taking of the fee;
o Any additional information that is required before pre-application advice 

can be offered; and
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o The name of the planning case officer who will be providing the advice 
and their contact details.

 Within 5 working days of receiving a valid request, the case officer will contact 
the “client” to agree a time and date for a meeting where requested. Where no 
meeting has been requested, the case officer will confirm the timescales for 
issuing their advice. The target date for responding to a valid request will be 6 
weeks unless agreed otherwise.

 A senior officer will review the detailed advice before it is issued.

The case officer will:
o Research the history of the site;
o Undertake an unaccompanied site visit;
o Consult with key statutory and non-statutory consultees that would 

normally be contacted at application stage if selected;
o Identify and assess the prospective application against Council policies 

and standards;
o Arrange to attend a meeting with the prospective applicant at the Civic 

Centre in Swinton where requested.  The names of who has attended 
the meeting and the key issues arising will be summarised and 
circulated after the meeting;

o Provide a detailed written response in the context of the plans provided 
and meeting discussions which will, where appropriate, include a list of 
supporting documents that would need to be submitted with any 
application.

6.0 Consultation

6.1 There is no requirement to undertake consultation with potential service users 
although understanding the needs of applicants is fundamental to offering the 
right service.  We do have extensive experience of the needs of applicants 
and have had informal feedback on the existing fee-paying pre-application 
service  since its inception in 2010.   Some service users have said that any 
advice must be timely and relevant so as to help them decide on how best to 
move forward with a site.  They also appreciate a degree of flexibility and 
being able to contact case officers direct.  The cost of a service has not been 
raised as a concern, so long as it fairly reflects the cost of providing the 
service.      

6.2 Although further consultation could be arranged prior to any new service being 
introduced, given our existing knowledge of the service it is considered 
appropriate to introduce the changes, allow them to bed in and be fully 
understood by service users, and to then review the service and seek 
feedback to inform any further changes. It is also recommended that a 1 
month notice period for the introduction of the changes to service be 
communicated via the council website. We will continue to refine the new 
charges proposed prior to their introduction.
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KEY COUNCIL POLICIES: Unitary Development Plan

EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS:  It is not considered that 
the revised service offer or the increase in charges will have any significant impact on 
any relevant protected characteristics listed in section 149 of the Equality Act 2010.

ASSESSMENT OF RISK: The increased charges may discourage some applicants 
from seeking pre-application advice although the risk of this is considered to be low.  
In addition, poor quality development which can harm the local community will be 
prevented during the formal application stage of planning.   

LEGAL IMPLICATIONS Supplied by the shared legal service (Justin Hobson, Senior 
Lawyer, 0161 234 4097): The legal implications are discussed within the report.

FINANCIAL IMPLICATIONS Supplied by Martin Anglesey, Finance Officer 0161 793 
3248:
This proposal should realise increased revenue income based on current fees.
Cost Centre: D4408 7528

PROCUREMENT IMPLICATIONS Supplied by: Not applicable

HR IMPLICATIONS Supplied by: Not applicable
 

OTHER DIRECTORATES CONSULTED: None

CONTACT OFFICER: Anthony Stephenson TEL NO: 0161 6047778 

WARDS TO WHICH REPORT RELATES: ALL


