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1. Introduction 

The Planning Inspectorate Wales’ role 

1.1 The Planning Inspectorate Wales (PINS Wales) is an Agency of the 
Welsh Government and the Department for Communities and Local 

Government. Our main work is the processing of planning and 
enforcement appeals and holding inquiries into local development plans. 

We also deal with a wide variety of other appeal casework including 
Environmental appeals, Rights of Way Orders and Common Land 

applications made under sections 16 and 38 of the Commons Act 2006. 
We deal with cases in Wales from our office in Cardiff and cases in 

England from our Bristol office. 

1.2  PINS Wales was appointed by the Welsh Ministers to inquire into and 
determine certain applications and proposals in accordance with the 

Commons Act 2006 “the 2006 Act”.  PINS Wales has generally the same 
powers as a Commons Registration Authority (CRA) in determining an 

application or proposal.  For example, PINS Wales can direct the applicant 
to supply further information or evidence and the deadline for doing so, and 
can treat the application as abandoned if the applicant does not comply 

with the Regulations. 

Deciding whether to refer an application or proposal 

1.3  The following applications or proposals1 should be referred to us: 

 Where the CRA has an interest in the outcome of the application or 
proposal so that it is unlikely that there would be confidence in its 

impartiality; or  
 

 The CRA has received objections to the application or proposal from those 
with a legal interest in the land; and  
 

(a) the application or proposal seeks under Section 19(4) of the 2006 
Act to:  
(i) Add or remove land from the register; or 

(ii) Correct an error in the number of rights of common in the 
register; or  

 
(b) the application or proposal is made under  Schedule 2 (paragraphs 

2 to 9) of the  2006 Act.  

1.4 Applications or proposals in relation to the above categories will be 
conducted in accordance with The Commons Act 2006 (Correction, Non-

Registration or Mistaken Registration) (Wales) Regulations 2017 “the 2017 
Regulations”. Regulation 15(3) of the 2017 Regulations states that 
applications must be referred to the appointed person, PINS Wales.  

                                       
1  “Application” means an application submitted to the CRA to amend its register. “Proposal” means a proposal 

by the CRA to amend the register on its own initiative.  
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The Common Registration Authority’s role prior to referral 

1.5 In any case which is to be referred to PINS Wales, the CRA must first 

process the application or proposal in the specified manner (including 
publishing a notice of the application), and invite representations / 

objections to be sent to the CRA within the specified period of time. These 
requirements are set out in the 2017 Regulations and the Welsh 
Government Guidance for Applicants, a copy of which may be accessed at 

the following link: 

http://gov.wales/topics/environmentcountryside/farmingandcountryside/co

mmon/commonsact2006/section-19-and-schedule-2/?lang=en 

1.6 After the deadline for representations/objections, and after seeking the 
applicant’s views on the representations/objections, the CRA should refer 

the case to PINS Wales, where it meets any of the criteria listed in 
paragraph 1.3 above. In referring the application or proposal the CRA must 

enclose all material in its possession which is relevant to the determination 
of the application or proposal. This includes the application or proposal, 
supporting documents, other relevant documents possessed by the CRA, 

including extracts from the relevant registers, and any representations 
received.  Where the CRA makes a representation, it should include it with 

the other documents. 

1.7 We will ask the CRA to complete a ‘referral letter’ to confirm details, 

including the reason for referral.  If we think that the criteria for referral do 
not apply, we will return the application or proposal to the CRA for 
determination.  The CRA will be expected to provide a clear reason as to its 

interest in the matter and why there is unlikely to be any confidence in its 
ability to impartially determine the application. The address for referred 

applications or proposals is: 
 

Quality and Specialist Casework 

The Planning Inspectorate Wales 
Crown Buildings  

Cathays Park 
Cardiff 
CF10 3NQ 

 
Tel: 0303 444 5940 

Email: wales@pins.gsi.gov.uk 
 

 

2. Receipt of Application or Proposal 
 

2.1 Once an application or proposal is received from a CRA, we will check the 
application or proposal has been appropriately referred to us. If the 

application or proposal is incomplete or should not have been referred to 
us, we will return the application or proposal to the CRA. 

 
2.2 If the application or referral is valid, we will register the case and assign it a 

unique reference number. We will then write to the CRA, applicant and 

http://gov.wales/topics/environmentcountryside/farmingandcountryside/common/commonsact2006/section-19-and-schedule-2/?lang=en
http://gov.wales/topics/environmentcountryside/farmingandcountryside/common/commonsact2006/section-19-and-schedule-2/?lang=en
mailto:wales@pins.gsi.gov.uk
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anyone who made an objection/representation notifying them of the case 
details. We will also suggest the most suitable procedure to deal with the 
application or proposal, allowing each party the right to be heard. Please 

see section 4 of this guidance “Determining of Procedure” for further 
information on the choice of procedure.  

 

3. Fees 
 
3.1 In cases referred to PINS Wales for determination, the applicant must pay 

further fees.  The fees will be requested at stages of the application and 
must be paid by the date specified.  The applicant will be given a 2 week 
period to pay, in full, each specified fee.  

 
3.2 PINS Wales will provide applicants with an estimate of the total costs at the 

initial stage of the application.  These costs will be charged in line with our 
published rates.  

 

3.3 We will request an initial application fee which covers the administration of 
the application. We will not take any steps to deal with an application 

until the initial application fee has been paid in full. 
 

3.4 A second fee will be required once the inspector has undertaken any site 

visit, hearing or inquiry. This fee will cover the inspector’s preparation time 
and time spent attending an event. We will not take any further steps 

until this fee has been paid in full. 
 

3.5 A final fee is required before the inspector’s decision is issued. This fee 
covers the inspector’s reporting time on the application. The inspector 
will not commence any reporting time until this fee has been paid in 

full. 
 

3.6 We encourage the payment of fees via electronic transfer rather than by 
individual cheque payment where possible. Payment of application fees 
should be made to the PINS Wales’ bank account. We will inform you of the 

amount and timing of each payment.   
 

3.7 Should the application be withdrawn at any point, the applicant will be 
required to pay for any inspector time incurred. 

 

3.8 PINS Wales reserves the right to halt the processing of an application due 
to unpaid or late fees. 

 
 

4. Determining Procedure 
 

4.1  PINS Wales will indicate to the parties (CRA, applicant, objectors and any 

other party who made a representation) whether a hearing or an inquiry 

appears necessary, or whether a written exchange of evidence would be 
the most efficient way to decide the case.  

 

4.2  The applicant and everyone who has made an objection/representation is 
entitled to be heard by an inspector. If someone requests to be heard, we 

will decide whether a hearing or inquiry would be the most suitable 
procedure. 
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Written Representations  
 

4.3  Some applications or proposals are decided after consideration of written 
evidence and a site inspection by the appointed inspector. This may be the 

case where the issues are relatively straightforward and there are only a 
few objectors.  

 

4.4  The appointed inspector will take into consideration the contents of the 
application or proposal and any accompanying material as submitted by the 

CRA. If considered necessary, we may invite further written representations 
about a specific matter from the applicant, CRA, any person who made an 
objection/representation and any other person. We will specify the time 

within which further information must be submitted. Late evidence will not 
be accepted and returned to the sender.  

 
Site Visit 

 

4.5  An inspection of the application or proposal site is normally carried out 
before a decision is made.  

 
4.6  Before making the site visit arrangements we will ask the applicant/CRA 

whether they wish to attend the site visit. If yes, then we will arrange a 
date and time for the site visit. This is known as an accompanied site 
inspection. Should an accompanied site inspection be required then we will 

also notify any person who made an objection/representation of the site 
visit arrangements. If the applicant/CRA does not wish to attend then the 

inspector will make an unaccompanied site visit. 
 
4.7  As everyone concerned has to make their case in writing, no discussion is 

allowed on the merits of the application or proposal during the site 
inspection. 

 
4.8  Following the site visit the inspector considers the application or proposal 

and all of the written evidence, then applies the relevant criteria to reach a 

decision.  
 

Hearings and Inquiries 
 

4.9  A hearing is a discussion led by an inspector. Hearings are less formal, 

simpler and usually quicker than inquiries. There is usually no formal cross-
examination and it should last no longer than a day. They work best where 

only a few people wish to be heard, where the issues to be considered are 
relatively straightforward, and where there is little dispute over the 
evidence. Hearings are not normally suitable for cases which involve 

complex issues that require evidence to be tested by cross-examination.  
 

4.10  Public inquiries are formal where evidence is heard and witnesses are open 
to cross-examination. Inquiries are the best option when there is a lot of 
evidence, conflicting evidence, or numerous objectors.  

 
4.11 If considered necessary, we may invite written representations about a 

specific matter from the applicant, CRA, any person who made an 
objection/representation and any other person ahead of the hearing or 
inquiry. We will specify the time within which further information must be 

submitted. Late evidence will not be accepted and returned to the sender.  
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4.12  A hearing or inquiry is held at our discretion.  The decision to hold a 

hearing or inquiry is made on a case by case basis, depending on the 

individual circumstances.  We may decide to appoint an inspector to hold a 
hearing or inquiry where: 

  
 a wide range of grounds of objection have been received in 

response to the application or proposal;  

 
 the issues of the case are particularly complex; or 

 
 an inquiry appears to be the only way to obtain the necessary 

information in order to reach a considered conclusion on the 

application or proposal.   
 

4.13  A hearing or inquiry will give the applicant an opportunity to present their 
case to an inspector and also enables people who are affected by the 
proposal to put across their points of view.  

4.14  After the hearing or inquiry, the inspector, accompanied by the parties, will 
make an inspection of the application or proposal site. 

 
4.15  Following the hearing or inquiry the inspector considers the application or 

proposal and all of the written and oral evidence before reaching a decision.  
 
Pre-Inquiry Meetings (PIM) 

 
4.16 If a large number of people want to attend the inquiry or the case is 

particularly complicated, we may arrange a pre-inquiry meeting (PIM).  We 
will tell the parties if we decide to do this, giving no less than 14 calendar 
days notice, and will explain what the meeting will cover.  A PIM will be 

held by the appointed inspector and will only deal with matters such as the 
order in which the applicant and other people will present their evidence.  

The meeting will not deal with the detail of the representations or the 
application or proposal.   

 

4.17 If the inspector requests any further information from the parties at the 
PIM this must be submitted to us within the time specified by the inspector.  

It is helpful for the inspector to know at this stage who is likely to appear at 
the inquiry but if a name is not put forward at the PIM the person will still 

be able to speak at the inquiry, subject to the inspector's discretion.   
 
4.18 After the meeting, a copy of the inspectors PIM notes will be sent to all 

those who attended.  

Costs 

 

4.19  Parties to an application or proposal are normally expected to meet their 
own costs. However, at a hearing or inquiry, one party may have to pay 

another party’s costs.  The appointed inspector may make an award of 
costs where one party has behaved unreasonably and caused another party 

to incur unnecessary expense as a result. Further information can be found 
online: http://gov.wales/topics/planning/appeals/costs/?lang=en 

 

 

http://gov.wales/topics/planning/appeals/costs/?lang=en
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5 Notification and advertising of the arrangements for 
a hearing or inquiry 

 

5.1 If PINS Wales decide to hold a hearing or inquiry, we will notify the 
applicant, CRA, objectors and any other parties. We will set a date for the 
hearing or inquiry and appoint an inspector.  

  
5.2 We must ensure that a notice of the hearing or inquiry is published on 

www.gov.wales, and served on the applicant, CRA, any person who made 
an objection or representation and any other person. 

 

5.3  We will fix the hearing or inquiry date as early as possible and contact the 
applicant/CRA  about the detailed arrangements and what action they need 

to take.  We will follow this up with written confirmation.  In any case, 
where the Inspectorate decides to hold a hearing or inquiry, the CRA should 
provide a venue and administrative support wherever possible. 

 
5.4 Hearings and inquiries would normally run between 9:00 am and 5:00 pm.  

The choice of venue will need to accord with the requirements of the 
Inquiries venue facilities note. The venue facilities note can be found here:  
http://gov.wales/topics/planning/appeals/conduct-of-inquiries/?lang=en 

 
5.5 In accordance with Regulation 17(1)(c) of the 2017 Regulations, PINS 

Wales as the determining authority may require the applicant/CRA to 
publish notice of the hearing or inquiry by other means, such as  posting a 
notice of the hearing or inquiry on  a conspicuous object or objects on or 

near to the site.    

 
Welsh language  
 

5.6  We aim to deliver an equally high standard of service to our customers in 
Welsh and English.  

 

5.7  We recognise that our customers can express their views better in their 
preferred language of communication. Accordingly, we welcome all 

communications to us in Welsh or English.  
 

5.8 Members of the public are welcome to speak in Welsh at hearings and 

inquiries.  Those wishing to provide evidence through the medium of Welsh 
are asked to inform PINS in advance of any hearing or inquiry so 

appropriate translation facilities can be provided. 
 

People with disabilities  
 

5.9  We want to hold all hearings and inquiries in buildings with proper facilities 

for people with disabilities. If you, or anyone you know, want to go to a 
hearing or inquiry and you have particular needs, please contact PINS  so 

that  proper arrangements may be made. 
 
                 

 
  

 
 
                                                                                                                        

http://www.gov.wales/
http://gov.wales/topics/planning/appeals/conduct-of-inquiries/?lang=en
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6 The Decision  
 

6.1 In coming to their decision, the appointed inspector will take in to 

consideration the contents of the application or proposal and any 

accompanying material as submitted by the CRA. The inspector will also 

consider any further written representations as requested by PINS Wales 

and the evidence presented at a hearing or inquiry.   

6.2 Once PINS Wales has determined the referred case, we will notify the CRA 
of the inspectors decision and send to the CRA the details of all persons 
who made representations.  The CRA must notify the applicant and anyone 

who made representations of the decision and publish it together with the 
reasons for it on its website. PINS will also publish a copy of the 
determination on www.gov.wales.  

6.3 Where the inspector decides to grant a referred case, the CRA must make 
the appropriate amendment to the register, in accordance with the 

application or proposal and determination, as soon as practicable after the 
decision has been received.   

6.4 PINS Wales will issue the inspector’s decision at the earliest opportunity 

after the final payment has been received from the applicant.  

 

 

7 Complaints and Judicial Review  
 

Complaining to us  

 
7.1 If you have a complaint about the way the application or proposal is 

being, or has been handled, either by the inspector or by our case 
officer, you should contact the complaints officer at:  

 
The Complaints Officer  

The Planning Inspectorate Wales 
Crown Buildings  

Cathays Park  
Cardiff  

CF10 3NQ  
 
Telephone: 0303 444 5940 

Email: wales@pins.gsi.gov.uk  
 

7.2  Your complaint will be investigated impartially and you can normally 
expect a reply within three weeks. If an error has been made, we will 

explain this and offer our apologies, but the law does not allow us to 
change the decision in any way.  

 
7.3  You can find more information on our complaints procedures on our 

website at: http://gov.wales/topics/planning/appeals/feedback-and-
complaints/?lang=en 

 
 

http://www.gov.wales/
mailto:wales@pins.gsi.gov.uk
http://gov.wales/topics/planning/appeals/feedback-and-complaints/?lang=en
http://gov.wales/topics/planning/appeals/feedback-and-complaints/?lang=en
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Judicial Review 
 

7.4  Once an application or proposal decision is issued we have no power to 
amend or change it. The only way that a decision may be reviewed is 
following a successful judicial review.  

 
7.5  You must to apply to the High Court for a judicial review promptly and 

in any event not later than 3 months from the date of the decision. To 
be successful, you would have to show that:  

  
 The decision maker has overstepped his/her powers; or  

 Criteria relevant to the type of application or proposal have not been 
met and this has damaged your interests.  

 

7.6  You should apply to:  

 
The Administrative Court  
Cardiff Civil Justice Centre  

2 Park Street  
Cardiff  

CF10 1ET  
 

Telephone: 029 2037 6400  
Website: www.courtservice.gov.uk  

 
7.7  If you wish to pursue this course of action, you may want to consider 

seeking advice from a solicitor or the Citizens Advice Bureau.  
 

The Public Services Ombudsman for Wales  
 

7.8  If you think you have been treated unfairly because we or the inspector 
have not done our jobs properly, you can contact the Public Services 

Ombudsman for Wales. The Ombudsman has no power to question the 
merits of an application or proposal or to change the decision. He is 
concerned only with the way in which we deal with and process 

applications or proposals. The Ombudsman will not usually investigate 
unless you have complained to us first. You can contact the Ombudsman 

at:  
 

Public Services Ombudsman for Wales  
1 Ffordd Yr Hen Gae  

Pencoed  
CF35 5LJ  

 
Telephone: 0300 790 0203  

Email: ask@ombudsman-wales.org.uk  
Website: www.ombudsman-wales.org.uk  

 
 

http://www.courtservice.gov.uk/
http://www.ombudsman-wales.org.uk/

