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Development Management Teams 

• Cornwall-wide 
Development Support 
Team

• 8 Area Planning Teams
• Enforcement, Minerals & 

Waste Team
• Appeals Team

Presenter Notes
Presentation Notes
Cornwall Council has a Cornwall-wide Development Support team who register and validate planning applications.Planning case officers work in an area team structure of 8 area teams.There is also a Cornwall-wide Appeals and Enforcement, Minerals and Waste Team 
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Updated 
organisational 
structure for 
the Local 
Planning 
Authority from 
April 2022

Presenter Notes
Presentation Notes
With the Council-wide restructure in April 2022, came changes to the structure of the Local Planning Authority. Development Management became part of a new Regulatory Services Service for the day-to-day running of the development management teams.  Carol Maclellan became the new Regulatory Services Director towards the end of 2002.  However the responsibility for the Local Planning Authority and therefore all planning decisions still rests with Louise Wood, Service Director for Planning and Housing, who also remains the Chief Planning Officer for Cornwall.
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Presenter Notes
Presentation Notes
We provide pre-application advice and decide planning and related applications.We deal with the following types of planning applications:Minor applicationsMajor applications (more than 10 dwellings or a floor space of more than 1,000 square metres)Householder applications (extensions, accesses, outbuildings, renewables and alterations to a property)Listed Building consentsCertificates of LawfulnessTree Preservation OrdersWorks to trees in a conservation areaMinor amendmentsDischarge of conditions
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Presenter Notes
Presentation Notes
Investigate complaints about suspected breaches of planningTake enforcement action against breaches of planning
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Current Appeals Team

• Chantal McLennan – Group Leader, Appeals
• James Holman – Principal Development Officer
• Peter Blackshaw – Principal Development Officer
• Jim Lee – Senior Development Officer
• Sandra Oram – Senior Development Support Officer
• Tazmin Burr – Development Technical Officer

Presenter Notes
Presentation Notes
Deal with appeals against decisionsApply for appeal costs awards
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Minerals and Waste Team

• Jon Drew – Group Leader, Enforcement and Minerals 
and Waste

• Tim Warne – Principal Officer dealing with Minerals and 
Waste Applications

• Matt Sleeman and Steph Carlyon - pro-actively 
monitoring compliance with planning conditions on 
Minerals and Waste sites

Presenter Notes
Presentation Notes
Mineral and waste applicationsMonitor and enforce on minerals and waste sites
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What is Development Management?

Pre-application 
discussions, considering 
and determining planning 
applications, monitoring 
and enforcement.

Presenter Notes
Presentation Notes
On face value – Development Management might appear to simply relate to these factors, but in reality, it is much more than that - 
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What is Development Management?

• Development Management enables well-designed homes, places of work, and 
important infrastructure such as new transport facilities and schools. 

• The goal is to promote sustainable development that helps to deliver the vision set out 
in the development plan for the area.  Putting plans into action!

• It’s about involvement with the community and developers at an early stage.
• Pro-active – problem solving and unblocking barriers to manage development 

opportunities for the community.
• Outcome driven – it is vital to creating places because it harnesses opportunities 

created by development proposals and seeks outcomes that achieve well planned 
developments which contribute positively to the area and provides community 
benefits.

• It’s about delivery not control - delivering quality development to meet the needs of 
communities and businesses; it’s not about restricting development and processing 
planning applications.

Presenter Notes
Presentation Notes
Development management is the implementation side of planning.  Deals with getting the right development on the ground and is about more than just processing planning applications – or at least it should be.It is about planning officers, councillors, communities and developers engaging to plan positively and get the best development possible.  It involves working with developers and managing development to achieve the spatial objectives set out within the plan.  It’s a proactive tool for managing development opportunities.
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What is the role of Local Councils?

• Understanding the policies
• Understanding the applications 
• Getting engaged 
• Liaising with the community 
• Considering 
• Responding to consultations

Presenter Notes
Presentation Notes
Parish and Town Councilors have a really important part to play in the function of development management.Development management is the side of planning which is most often in the public eye.  Many people only pay attention to planning and may only get in touch with you where there is a planning application that affects them.  It might be their own, their neighbours or one down the road.The best way to achieve good development that meets the needs of the communities is to get involved early and take a pro-active approach to shape development opportunities with focus on the outcomes.  The next presentation will discuss how you can get involved at an early stage.  You will also need to respond to consultations.  If you have concerns about a scheme speak to the planning officer.  Good communication builds effective working relationships and makes the planning process run more smoothly.  



Information Classification: PUBLIC

Planning Application Process
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Making a Decision
1) Start with the development plan policies

2) Take into account other material considerations, including:
• National policy
• Other council strategies
• Context and merits of the particular application
• Technical consideration
• Consultees views on planning aspects
• Other material planning matters

Presenter Notes
Presentation Notes
The development plan is the starting point for making decisions.  The development plan will always be referred to in officer reports.Important to remember that policies can be interpreted differently and some policies might appear to conflict with each other e.g. Policy 3 of the Cornwall Local Plan infill and rounding off vs NDPs which draw development boundaries –  it is important to consider which policy is the most up to date – so which document is the most recent. The Weight to be given to material considerations is for the decision maker.If the development plan is silent on an issue, it is necessary to then consider the position in the NPPF.Decisions not in accordance with the plan can be made if the policy is out of date compared to national policy or if the monitoring information shows that the situation on the ground has changed i.e. 5 year land supply.Next we consider the material considerations.  These include policy, consultee views and other material planning matters.  
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Material Planning Considerations

• Planning history - previous permissions and enforcement history
• Representations by consultees – such as Environment Agency, the Highway 

Authority, Highways England, Historic England, Town/Parish Councils
• Representations by the public – where they relate to material planning 

considerations
• Impact on the character of the area - Design, materials, layout and density  
• Impact on historic environment (the law says that we must have special 

regard to the desirability to protect listed buildings and conservation areas 
or their setting – we must give this considerable importance and weight in 
our balancing exercise)

• Residential amenity  - overlooking, loss of light or overshadowing
• Flood risk, contaminated land, noise, smell, pollution, 
• Public rights of way 
• Ecology and Biodiversity
• Case law and appeal decisions 

Presenter Notes
Presentation Notes
Material considerations include;*******This is a long list, but case law has confirmed that we don’t need to specifically detail every one of them all of the time  - the task would never be done.  We have to have regard to them, but we only need to mention/refer to the main issues (the ‘principal important controversial’ issues).The list is not exhaustive.Not all will apply in every caseThe weight to be given will vary according to the circumstances of the case.
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What is not material?

• Loss of private views
• The fact the application has been submitted retrospectively
• Loss of value to a neighbouring property
• Restrictive covenants
• Land ownership
• Identity of applicant
• The applicant’s personal circumstances (unless exceptional such as relating to 

a physical disability)
• Business competition
• Private rights of way
• Matters controlled by other legislation
• The strength of volume of opposition – it is not the number of objections, the 

evidence in support of the planning reasons for objection that is the material 
consideration

Presenter Notes
Presentation Notes
Issues which cannot be taken into account include;****** Commercial competition i.e. Tesco vs Sainsburys is not a material consideration but the impact of such a proposal on the vitality and viability of the town centre could be meAlso when matters are addressed by other legislation for example, licensing, health and safety, building control they should not be taken into account in the planning decision.
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Material Planning Consideration Exercise 
– yes or no?

• Loss or effect on trees 
• yes
• Overlooking and loss of privacy
• yes
• Loss of property value 
• no
• Emerging new plans not yet adopted 
• yes/no
• Loss of view
• yes/no

• Government guidance and advice 
• yes
• Private issues between neighbours 
• no

Presenter Notes
Presentation Notes
Emerging new plans not yet adopted  - gains weight after first period of consultationLoss of view  - public view = can be, private view = no



Information Classification: PUBLIC

Material Planning Consideration Exercise 
– yes or no?

• Highway issues: traffic generation, highway safety 
• yes
• Effect on listed buildings and conservation areas 
• yes
• Opposition to the principle of development when this has been 

settled by an outline planning permission or appeal
• no
• Layout and density of building design, visual appearance and 

finishing materials 
• yes
• Private right of way issue
• no
• Legal covenants 
• no
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Making a Decision

3) Consider whether planning conditions or planning obligations are necessary to 
make otherwise unacceptable development acceptable

4) Come to a view
• Grant planning permission
- subject to conditions
- subject to planning obligations

• Refuse planning permission
- Must be justified by reasons.
- Be specific – identify the harm very clearly in the reason and make sure you 
have the evidence to back it up with reference to planning policy. 
- May be subject to appeal.
- Unreasonable or invalid refusals may result in cost awards against the council.

Presenter Notes
Presentation Notes
We now consider whether planning conditions or planning obligations could make the development acceptable…..When used properly, conditions can enhance the quality of development and enable development proposals to proceed where it would otherwise have been necessary to refuse planning permission by mitigating the adverse effects of the development.  For example, to agree specification for drainage, to provide obscure glazing, to secure visibility splays etc.Conditions are not a wish list, they should only be used to make the development acceptable. Paragraph 55 of the NPPF makes it clear that planning conditions should be kept to a minimum and only used where they are necessary, relevant to planning, relevant to the development, enforceable, precise and reasonable in all other respects..There is a right of appeal against conditions, so we must be able to justify their imposition.  It is important to ensure that conditions are tailored to tackle specific problems, rather than standardised or used to impose really broad, unnecessary controls.Section 106 of the Town and Country Planning Act 1990 allows councils to seek developer contributors  to make otherwise unacceptable planning proposals acceptable. They must be site specific and they generally deal with financial contributions (e.g. affordable housing, education contributions, highway infrastructure, open space contributions etc).S106 may only constitute a reason for granting planning permission if they meet the tests that are necessary to make the development acceptable in planning terms.We have considered the development plan, we have considered material considerations, we have considered whether conditions or obligations could make the development acceptable…We are now ready to come to a view on the application…..Officers will make recommendations on an application.  If the recommendation is contrary to your view, we will contact you under the protocol for local councils.  The next presentation will detail the process for those occasions when you do disagree.  If an application is recommended for refusal it must be justified by reasons.It is worth bearing in mind the fact that applicants have a right of appeal.  Unreasonable or invalid refusals may result in a costs award against the Council so it is important to ensure that refusals are fully justified by reasons, based on the development plan and any other relevant material considerations.In terms of applications being determined in time, the statutory time limits are usually 13 weeks for applications for major development and 8 weeks for all other types of development.  The applicant has a right to appeal for non determination if the application is not decided within these time limits and an extension of time has not been agreed. The Planning Department is extremely busy at the moment.  If you cannot respond within 21 days please let the case officer know.  The applicant has a right to appeal for non determination if the application is not decided within these time limits and an extension of time has not been agreed
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CC website – Local Councils Planning area
The Local Councils web area brings 
together guidance and info for local 
councils including:
• Local Council protocol
• Role of the local council in planning
• Consultation responses
• Guidance for local councils
• Help with early stage pre-application 

discussions
• Post-decision community 

engagement advice
• Previous training presentations and 

videos prepared for local councils

Presenter Notes
Presentation Notes
A good place to look is of course our Cornwall Council website.  There is a Local Council planning area in the main Planning and Building Control hub.  Here you can find help on consultation responses, the Local Council protocol (aka 5-day protocol), guidance specifically developed to help local councils with pre-application discussions amongst others, as well as the presentations and video training resources available from our previous local council training events.

https://www.cornwall.gov.uk/planning-and-building-control/local-councils/
https://www.cornwall.gov.uk/media/wtneogza/protocol-for-local-councils-7-22022023.pdf
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CC website – Planning advice and guidance hub
The Planning advice and guidance 
webpage brings together location/ 
types of planning guidance we publish 
including:
• Building Control
• Developer Contributions
• Historic Environment
• Neighbourhood Planning
• Nutrient neutrality (phosphates)
• Place-specific
• Planning application submissions
• Planning Enforcement
• Planning Policy
• Pre-application advice AND
• a new general planning advice mini-

hub

Presenter Notes
Presentation Notes
We have recently improved signposting the various locations and types of planning advice and guidance available on the website – makes for a useful info hub for Members, local councils, officers and public alike.The links from this page will then take you to the other areas which may be a set of pages on a topic containing advice and guidance or it may be a further signposting page on to other advice pages and what you can find on them eg nutrient neutrality and the general planning advice and guidance pages

https://www.cornwall.gov.uk/planning-and-building-control/planning-advice-and-guidance/
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New General Planning advice and guidance 
page 
This new General planning advice and 
guidance page provides links and an 
overview of guidance content for 26 
different planning info and topic pages, 
including:
• Advertisements and signs
• Appeals
• Article 4s
• Advice for businesses
• Consultee help
• Divisional Member role in planning
• How applications are decided
• Notification and publicity
• Planning performance agreements
• Revisions and amendments
• Trees, and more

Presenter Notes
Presentation Notes
We realised that some of our advice and guidance pages needed to be more visible and so this page was created to capture all these extra topics under the banner of ‘general planning advice and guidance’.  Feedback so far has been good, so worth a look at what’s there. This page and the main Planning Advice and Guidance hub page are ones that could be helpful for residents too when asking you, as local councils, for advice.

https://www.cornwall.gov.uk/planning-and-building-control/planning-advice-and-guidance/general-planning-advice-and-guidance/
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Other web pages to check out for info …

As well as the pages already mentioned, 
we have web areas especially for our 
Planning Agents.  These contain info/advice 
and guidance for these stakeholders as well 
key messages:
• Planning Agents Area

And finally, we have a news pages for latest 
happenings in CC planning and where our 
newsletters are available:
• What’s new in planning
• Planning news

Presenter Notes
Presentation Notes
Whilst the Planning Agents pages are aimed at these users, they can be a helpful source of information on what we’re saying to our stakeholders.  The Local Councils page signposts to specific guidance on dealing with pre-apps and our online planning resource: Day in the Life of a Planning Application which takes readers from concept to monitoring during construction.What’s new in Planning is meant to have rotation of content on what’s the latest coming from the Planning teams, and our quarterly neighbourhood planning and external planning newsletters are available on the Planning News page.If you’ve comments on any of these pages, please email Nic Phillips or positiveplanning@cornwall.gov.uk and we’ll pick it up.

https://www.cornwall.gov.uk/planning-and-building-control/planning-agents-area/
https://www.cornwall.gov.uk/planning-and-building-control/what-s-new-in-planning/
https://www.cornwall.gov.uk/planning-and-building-control/planning-news/
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Interactive planning guide – ‘Day in the Life of a 
Planning Application’

https://www.cornwall.gov.uk/media/v1coelzv/day-in-the-life-of-a-
planning-application.pdf

Presenter Notes
Presentation Notes
The interactive guide called a day in the life of a planning application takes you through the entire planning process from start to finish.  It is an online planning tool that has been developed by the Cornwall Planning Partnership.The tool will evolve and will allow you to be kept up to date with changing legislation and policy but will provided a resource that we hope is helpful to you.

https://www.cornwall.gov.uk/media/v1coelzv/day-in-the-life-of-a-planning-application.pdf
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Any Questions?…..
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Thank you / Meur ras

Any questions, please email: 
positiveplanning@cornwall.gov.uk

mailto:positiveplanning@cornwall.gov.uk
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