
Cornwall Council 
 
 
A review of the validation of planning applications 
 
Validation is important as it may be the first contact for our customers 
and it must be done accurately and efficiently to safeguard the Council’s 
reputation and to ensure decisions are sound. 
  
The amount of staff time spent processing invalid applications is 
considerable and finding ways to deal with invalid applications more 
efficiently has become a priority.   
 
The government’s view is the process of validating planning applications 
should essentially be an administrative one. Local planning authorities are 
encouraged to adopt a straightforward approach to validation. The quality 
of the information submitted has no bearing on the validity of the planning 
application during the validation process, but should be assessed during 
the determination process.  
 
Article 6 of the Development Management Procedure Order 2010 (DMPO) 
makes it clear that provided the application meets the requirements set 
out therein, encompassing the national requirements, it should be 
registered as a valid application.  
 
Following a consultation the government amended Article 10 through the 
Growth and Infrastructure Bill 2013 which inserted a new subsection into 
section 62 of the 1990 Act limiting the power under section 62(3) to 
require inclusion of particulars and evidence in an application. As a 
consequence local planning authorities can now only seek information that 
is necessary for a decision to be made and should not require a level of 
detail to be provided that is unreasonable or disproportionate to the scale 
of the proposal. 
 
The DMPO was amended by The Town and Country Planning 
(Development Management Procedure) (England) (Amendment) Order 
2013 which became effective on the 25th June 2013. This introduced a 
new Article 10A, providing a right of appeal for non-determination of 
applications where an applicant considers that a local authority require 
particulars or evidence that do not meet the requirements set out in 
Article 29(4) (bb) of the DMPO, to be necessary, reasonable and 
proportionate. Refer to Appendix 1 for a flow chart of how the Article 10A 
Notice procedure works. 
 
In reinstating this right of appeal, the government wanted to make clear 
that appealing against non-determination should be the option of last 
resort, pursued after other negotiation options have been exhausted. As 
the NPPF makes clear, the government encourage pre-application 
engagement and front loading of the process which should minimise the 
risk of disagreements about information requirements emerging. If a point 
of concern is raised by the local authority regarding the information 



necessary to validate an application, the government expect both parties 
to seek to address that concern through negotiation in the first instance 
 
The Council now provides an optional  pre-application checking service for 
the registration of applications.  The service includes a meeting by 
appointment to go through an application and check that it meets the 
local and national validation requirements. There is a small fee for this 
service and further details can be found at:- 
http://www.cornwall.gov.uk/idoc.ashx?docid=8d78254a-5065-4570-b5f4-
8907cdbbab66&version=-1 
 
 
Invalid planning applications in Cornwall 

 
Each year about 4000 invalid planning applications are received, around 
55% of all applications, which is higher than the national average of 49%.   
Following benchmarking with other unitary authorities carried out in 2012 
by the Planning Advisory Service, less applications are valid on receipt in 
Cornwall than should be expected.   
 
Valid applications for householder and other types of development are 
close to the average for unitary authorities, the two big distinctions are 
residential development, only 23% of applications are valid on receipt, the 
group norm for unitary authorities is 39%; and major commercial where 
only 21% are valid as opposed to a norm of 41%.  
 
By caseload Cornwall is the largest local planning authority in the country, 
it deals with the highest number of major and minor applications of any 
authority (only Westminster deals with more householder). The high 
levels of invalidation could arise because Cornwall is different by its 
combination of extensive rural and coastal areas, renewables, former 
mining legacy, contamination and regeneration redevelopment.  The high 
number of major and minor development distinguishes our workload from 
most other authorities. Invalidation levels may also be a reflection on the 
technical difficulties of preparing applications in Cornwall with its 
distinctive heritage and high quality ecological and natural assets. 
 
We could be more fastidious than other authorities but that’s not easy to 
compare and seems unlikely given the high volume of workload.  
 
We do receive a high number of applications from sole practitioner agents, 
some of whom do not specialise in planning and many who only submit a 
small number of applications each year.  A sample last year concluded the 
ten busiest agents (greater than 80 applications per annum) achieved 
about 80% valid on receipt, smaller agents (typically under 10 
applications a year) had as few as 20% valid on receipt. This suggests 
familiarity improves agents’ performance. 
 
 
 
 
 

http://www.cornwall.gov.uk/idoc.ashx?docid=8d78254a-5065-4570-b5f4-8907cdbbab66&version=-1
http://www.cornwall.gov.uk/idoc.ashx?docid=8d78254a-5065-4570-b5f4-8907cdbbab66&version=-1


Reasons for invalidity 
 
An extensive analysis of planning applications received between March to 
August 2011 revealed the following reasons for invalidity. 
 
 
Number of 
apps 
invalid for 
this 
reason 

Brief description of reasons for invalidity 

862 Proposed elevations required 
Proposed floor plans required 
Existing elevations required 
Existing floor plans required 
Discrepancies on plans e.g. windows/doors missing 
Elevations and floor plans do not tally 

670 Site location plan required  
Red edged area not indicated  
No north sign on plan  
No scale on plan  
Site and block plan do not correspond e.g. red edged 
area  
Existing site plan required 

526 Fee required 
Incorrect fee received  
Cheque wrong e.g. not signed, wrong payee etc 
Proof of exemption from fee required e.g. disabled 
exemption 

335 Contaminated land questionnaire required 
Sensitive development questionnaire required 
Soil contamination report required 

250 Design and access statement required 
Design and access statement inadequate 

247 Forms not signed or dated 
Questions not answered  
Wrong forms completed 

223 Bat Survey required  
Confirmation of work proposed to see if Bat Survey 
is required 

189 Proposed block plan required 
Existing block plan required 
Proposed works not shown 
Red edged area not indicated 
 

143 Not completed  
Incorrectly completed 

143 Finished floor levels missing or 
Datum point missing 

137 Foul drainage assessment form required 
114 Certificate not completed  



Incorrectly completed 
Wrong certificate completed 
Notice not served on owner e.g. encroachment 

109 Change of description of proposal required 
104 Flood risk assessment required 
65 Position of trees not shown on location plan 

Extent of works not specified on plan e.g. reduction 
in height of crowning/lopping/thinning etc 

52 Proposed roof plan required 
47 Details of drainage required 

Drainage details not shown on plans 
40 Scale bar missing on plans 

Plans not drawn to a specified scale 
39 Show boundary of neighbouring property on 

elevational drawings to confirm if works will 
encroach onto neighbouring boundary 

39 Structural survey required 
28 Site address not on form 

Applicant address not on form 
25 Access to site not shown 

Access details incorrect 
24 Plans incorrectly labelled 

No labelling on plans 
24 Photographs required 
21 Heritage statement required 
13 Cross sectional drawings required 

 
 
The above reasons can be classified into two groups in terms of their 
necessity for validation under the DMPO, those required by the order, the 
national list, and those required by the local list. National information 
requirements specified in the DMPO, include:- 
• application form 
• the particulars specified or referred to in the form 
• a plan which identifies the land to which the application relates  
• any other plans, drawings and information necessary to describe the 

development  
• any plans or drawings shall be drawn to an identified scale and, in 

the case of plans, shall show the direction of North.  
• Certificate of Ownership 
• Notice under Article 11 of DMPO 
• Agricultural land declaration 
• Correct fee 
• Design and Access Statement (for certain types of development).  
 
 
Impact of invalid planning applications 
 
The cost and time spent processing invalid applications in 2011 involved 
4852 applications. It is estimated it takes approximately 40 minutes to 
process an invalid application, this includes checking the application for 



validity, writing a letter/email to the applicant/agent, postage and printing 
costs and double handling of the information when it is returned from the 
applicant/agent. That’s 3234 hours or approximately £75000 annually.  
 
 
Proposed Validation Process 
 
Under the new arrangements the emphasis will be on reducing invalid 
applications at submission and the continued processing of as many as 
possible. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
New validation procedure. 
 
Assessing application against national and local validation list. 
 
1 Within 5 working days following receipt Development Support 

Officers will check for the national list information: 
  

• Application form 

Refuse 

Withdraw 

PPA to extend time and 
overcome issues 

Application approved with or without 
information, use of conditions to address 

issue 
 

Pre-application advice, standing advice on website 
PPA content, Local Validation List, Validation Checking Service 



• Site Plan 
• Certificate of Ownership 
• Notice under Article 11 and Certificate under Article 12 of the 

DMPO 
• Agricultural land declaration 
• Correct fee 
• Design and Access Statement (where necessary)  

 
 
2 Development Support Officers will check for local list information:- 
 

• Information to accompany the application as specified in the  
2012 Cornwall Council local list of information requirements 

Missing national list information 
 
3 An application will be made invalid if any of the national list 

information is missing. If a planning application is invalidated, the 
Development Support Officers (DSO) will notify the agent, or 
applicant if no agent, of their reasons, preferably by email, or in 
writing, unless it is clear that the omissions could be addressed 
rapidly, in which case it may be more efficient to telephone. The 
application will be held for 14 days as invalid, if the missing 
information has not been provided by day 15 the application will be 
returned and the agent or applicant informed.  

 
Missing local list information 
 
4 Information that is required by the local validation list should 

normally be provided, DSOs should use their judgment as to 
whether it’s necessary and proportionate in each case.  

 
5 In circumstances where an application is missing so much 

information from plans and elevations the application could not be 
understood it should be invalidated. In cases where surveys, 
assessments, photographs and minor discrepancies on plans are 
noted, and their inclusion or rectifying is necessary, applications 
should not be invalidated.  

 
6 Where information or clarification is deemed necessary but is 

missing the presumption should be to validate the application. The 
DSO should validate the application and inform the agent and 
applicant by email, or letter that additional information or 
clarification is necessary and failure to provide the information may 
affect the determination of the application. The agent/applicant 
should  normally be given 14 days to supply the information. 

 
7 The DSO should email the same information to the Development 

Management Case Officer (DMCO) so they are aware of the 
omissions or errors, and when the fourteen days for receipt expires. 

 



8 If the information is received the DMCO will decide whether to send 
further neighbour notification letters, re-advertisement should be 
avoided and will rarely be necessary. If after 14 days the missing 
information has not been received, or a Notice 10A is received the 
DMCO will decide whether the missing information is essential to 
the proper consideration of the application. On assessing the 
deficiencies and risks the DMCO may  proceed to determine the 
application in the absence of the information. 

 
9 If the DMCO assesses they cannot approve the application because 

of the absence of the information they should draft a Planning 
Performance Agreement to confirm a timescale for the submission 
of the information and to extend the determination period of the 
application if necessary.  

 
10 If in the DMCOs opinion this is unlikely to be agreed, or successful, 

they should request the agent/applicant withdraw the application 
before the requisite period for a determination expires, if this does 
not happen, or the terms of the PPA are not met the application 
should be refused. 
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