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Executive Summary

This document analyses the legal and policy weight that 521 public objections carry in the

determination of a major planning application (P26/01208/O — 860 dwellings on Green Belt

land at Frog Lane, Coalpit Heath). It draws on the National Planning Policy Framework (NPPF,

December 2024), the Planning and Compulsory Purchase Act 2004, Planning Practice

Guidance (PPG), Parliamentary research, and specialist planning law analysis.

The key conclusion is that the number of objections is significant but not determinative

on its own. What carries decisive weight is whether those objections raise material

planning considerations — i.e. issues that planning law recognises as relevant — and 

whether those issues align with adopted local plan policies. In this case, many of the

objections do raise material considerations (Green Belt, highways, environment, infrastructure)

and are supported by formal consultee responses from Yate Town Council, the Environment

Agency, and National Highways — which carry substantially more weight than public

objections alone.

OBJECTIONS ON P26/01208/O COUNCIL DOCUMENTS GOVERNING STATUTE ACTIVE POLICY FRAMEWORK

GOV'T HOUSING TARGET



1. The Legal Framework: How Planning Decisions Are Made

1.1 Section 38(6) — The Development Plan is Primary

Planning and Compulsory Purchase Act 2004, Section 38(6):

"If regard is to be had to the development plan for the purpose of any determination to be

made under the planning Acts, the determination must be made in accordance with the

plan unless material considerations indicate otherwise." 

Source: Planning and Compulsory Purchase Act 2004, s.38(6)

This is the foundational legal provision. It means that the starting point for any planning

decision is the adopted development plan (the Local Plan). The decision must follow the plan

unless there are other material considerations that outweigh it. For P26/01208/O, the site is 

not allocated in the emerging Local Plan — it is proposed to be retained as Green Belt. This

means the development plan provides a strong basis for refusal.

1.2 Material Planning Considerations — What Counts

There is no statutory definition of "material consideration," but case law (Stringer v Minister of

Housing and Local Government [1970]) and PPG establish that any consideration relating to

the use and development of land in the public interest may be material. The test is whether the

matter serves a planning purpose.

Material considerations include:

Compliance with national and local planning policy

Impact on highways and transport infrastructure

Loss of residential amenity (privacy, overlooking, light, noise)

Impact on the character and appearance of the area

Heritage and conservation impacts

Ecology, biodiversity, flood risk

Infrastructure capacity (schools, healthcare, utilities)

Impact on the Green Belt

Cumulative impact with other developments

Non-material considerations (cannot be taken into account):

Loss of property value

Loss of a private view

Boundary disputes between neighbours

The applicant's motives or personal conduct

Perceived unfairness of the process
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Commercial competition between businesses

Sources: GOV.UK Planning Practice Guidance — Determining a Planning Application (updated April 2026); PlanningVoice —

Valid Reasons for Objecting (reviewed June 2026); RSPB — Understanding Material Considerations (July 2025)

2. The Weight of Public Objections — Numbers vs. Content

2.1 Do Numbers Matter?

The short answer is yes, but only indirectly. Planning law does not operate a petition or

referendum system. A single well-argued objection citing specific policy conflicts and supported

by technical evidence can carry more weight than 100 objections that do not raise material

considerations. However, a large number of objections has three significant effects:

Committee referral: Large public interest makes it more likely that the application will be

determined by the Planning Committee (elected councillors) rather than by officers under

delegated powers. This opens the decision to democratic oversight and public debate.

Demonstrates public concern: High objection numbers can signal to councillors that the

community perceives genuine harm, which may influence their assessment of the public

interest.

Scrutiny incentive: Officers preparing a recommendation report will typically address each

material concern raised, meaning objections shape the analysis that the committee

receives.

2.2 The 521 Objections in Context

521 objections for a single application is unusually high. For context:

Most householder applications receive 0–5 objections

A typical major housing application (50+ units) may receive 50–200 objections

500+ objections places P26/01208/O in the top percentile of applications by public

response in South Gloucestershire

This level of public response guarantees committee determination. It also puts significant

political pressure on councillors, who are accountable to their electors. However, councillors

must reach decisions based on planning grounds, not popularity — decisions that are not

evidence-based risk being overturned on appeal or at judicial review.

Sources: House of Commons Library — Planning Appeals (SN06790); Carter Jonas — Planning Appeals Analysis (2022)
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3. The National Policy Context: NPPF and Housing Targets

3.1 The National Planning Policy Framework (December 2024)

The NPPF (revised December 2024) is the government's central planning policy document.

Key provisions relevant to P26/01208/O:

Paragraph Provision Relevance to P26/01208/O

¶11

Presumption in favour of sustainable

development (the "tilted balance"). If the LPA

cannot demonstrate a 5-year housing land supply,

or if relevant development plan policies are "out of

date," planning permission should be granted

unless: (i) the adverse impacts "significantly and

demonstrably outweigh" the benefits, or (ii) specific

NPPF policies indicate permission should be

restricted (e.g., Green Belt).

Critical. If South

Gloucestershire lacks a 5-

year land supply, the tilted

balance applies — UNLESS

Green Belt protection (¶149)

takes priority.

¶61

Local planning authorities should identify a supply of

specific deliverable sites sufficient to provide a

minimum of 5 years' worth of housing against

their housing requirement.

5-year housing land supply

position in South

Gloucestershire is a key

factor in the case.

¶149–152

Green Belt: Inappropriate development is harmful

and should not be approved except in very special

circumstances. The harm to the Green Belt and

any other harm must be clearly outweighed by other

considerations.

P26/01208/O is on

designated Green Belt. The

applicant argues it is "Grey

Belt." Yate Town Council has

rejected this. Very special

circumstances must be

demonstrated.

¶155

Substantial weight should be given to any harm to

the Green Belt. "Very special circumstances" will not

exist unless the potential harm and any other harm

is clearly outweighed by other considerations.

Green Belt harm is given

"substantial weight" — this is

the strongest single

protection in the NPPF.

3.2 The Government's 1.5 Million Homes Target

The current government has committed to building 1.5 million new homes over this Parliament.

This has driven significant changes to planning policy, including:

Revised standard method: The December 2024 NPPF introduced a new formula for

calculating housing need, which increased South Gloucestershire's annual target by

approximately 30% to 1,717 homes/year.

Mandatory housing targets: Previously advisory, the new NPPF makes housing targets

mandatory for LPAs.
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Brownfield first, but Green Belt not immune: The government has signalled willingness

to release "grey belt" land — poor-quality Green Belt — for development. However, the

definition of "grey belt" is contested and untested in case law.

Local Plan Examination: South Gloucestershire's Local Plan is currently under

examination by the Planning Inspectorate. The site is proposed to be retained as Green Belt

in the emerging plan. Determining P26/01208/O before the Local Plan examination

concludes could prejudice that process.

Sources: NPPF (December 2024) — assets.publishing.service.gov.uk; Lichfields — "Tipping the Scales" blog (December

2025); Environmental Audit Committee — "Environmental Sustainability and Housing Growth" report (2026)

4. The Consultee Factor — Why Formal Responses Carry More

Weight

One of the most significant aspects of P26/01208/O is that formal consultee responses

largely align with public objections. Under the planning system, consultee responses are

given greater weight than public comments because they represent expert, statutory

assessments.

Consultee Position Date Weight

Yate Town Council FULL OBJECTION — 7 grounds 29 Jun 2026 Very High

Environment Agency Conditional Objection 14 Jul 2026 Very High

National Highways Serious Reservations 14 Jul 2026 High

SGC Drainage Officer Consultee Comment 9 Jul 2026 Moderate-High

Housing Enabling Officer Consultee Comment 21 Jul 2026 Moderate

Avon Fire & Rescue Consultation Replies 20 Jul 2026 Moderate

When statutory consultees object, it significantly increases the likelihood of refusal — and

makes the council's case stronger if the decision is appealed. A planning inspector considering

an appeal will give particular weight to evidence from statutory consultees.

5. The Decision-Making Process: What Happens Next

5.1 Officer Delegation vs Committee Determination

Given the scale (860 dwellings, outline), the Green Belt location, the volume of objections

(521), and the level of consultee concern, this application will almost certainly go to the

Planning Committee rather than being delegated to officers.

• 

• 



5.2 The Committee Process

Planning Officer Report: The case officer produces a detailed report analysing the

application against all relevant policies, summarising consultee responses and public

objections, and making a recommendation (approve, refuse, or defer). This report carries

significant weight — committees follow officer recommendations in approximately 80-90% of

cases.

Public Speaking: At committee, objectors and supporters are typically allowed to speak

(usually 3-5 minutes each). Ward councillors can also address the committee.

Committee Debate and Vote: Councillors debate the application and vote. Decisions are

made by simple majority.

Decision Notice: The formal decision is published, with reasons. If refused, a detailed

refusal notice citing specific policies is produced.

5.3 If Refused — The Appeal Risk

If the council refuses permission, the developer has 6 months (for major applications) to

appeal to the Planning Inspectorate. Key statistics:

Approximately 28% of refused applications are overturned on appeal (PINS data)

For major schemes going to public inquiry, the overturn rate approaches 60%

However, appeals are more likely to succeed where the council's refusal reasons are weak,

poorly evidenced, or inconsistent with national policy

Green Belt refusals with strong consultee support have a higher likelihood of being

upheld because the NPPF gives "substantial weight" to Green Belt harm

Sources: House of Commons Library — Planning Appeals (SN06790); Carter Jonas — Planning Appeals Analysis (2022);

Planning Practice Guidance — Appeals

6. Strategic Analysis — How the 521 Objections Help

6.1 Policy Alignment

The 521 objections succeed in raising material considerations that directly align with the

consultee responses. This creates a powerful cumulative case:

Ground of

Objection
Material? Consultee Support Policy Hook

Green Belt loss ✅ Yes Yate Town Council (Full Obj.)
NPPF ¶149–155; Local

Plan

Traffic/transport ✅ Yes
National Highways

(reservations)
NPPF ¶114–115
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Infrastructure strain ✅ Yes NHS, Housing Enabling Officer Local Plan policies

Environmental harm ✅ Yes Envt Agency (Conditional Obj.) NPPF ¶180–191

Local Plan conflict ✅ Yes Yate Town Council Sec 38(6); NPPF ¶11

Cumulative impact ✅ Yes Yate Town Council NPPF ¶11(d)

6.2 What Gives These Objections Maximum Impact

They frame concerns as material planning considerations — not emotional appeals

They cite specific consultee evidence — Environment Agency, National Highways, Yate

Town Council

They reference the development plan — the site is not allocated for housing

They align with NPPF policy protections — especially Green Belt and plan-led system

The volume (521) triggers committee determination — ensuring democratic oversight

They complement, rather than duplicate, statutory consultee objections —

demonstrating that the community shares the same concerns as expert bodies

7. Conclusion

The 521 objections are a significant factor, not because of the number alone, but

because they raise material planning considerations that are independently

supported by statutory consultees, grounded in adopted and emerging policy, and

focused on protected assets (Green Belt) that the NPPF gives "substantial weight."

The planning system is not a numbers game — it is a policy-balancing exercise. But when 521

residents, a town council, the Environment Agency, National Highways, and multiple internal

consultees all raise overlapping concerns about a Green Belt development that is not in the

Local Plan, the cumulative weight is formidable.

If the council's planning officer recommends refusal and the committee votes to refuse, the

developer can appeal. On appeal, the strength of the refusal reasons — supported by

consultee evidence, local plan policy, and Green Belt protections — will be the determining

factor. The public objections do not stand alone; they are part of a broader evidential

case that includes expert statutory assessments, all pointing in the same direction.

What the Community Should Watch For

The planning officer's recommendation report — this will frame the committee's decision

Whether South Gloucestershire can demonstrate a 5-year housing land supply — this

affects whether the "tilted balance" applies
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The outcome of the Local Plan Examination — if the Inspector confirms the site as Green

Belt, it strengthens the policy basis for refusal

Whether the developer makes any revised submissions or amendments to the application

The Planning Committee date — objectors should arrange to speak if possible
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